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ABSTRACT
This thesis identifies the project development processes of medium rise (five sto-
ried or less) apartment housing built by the private formal sector, catering to the
middle income groups in Karachi, Pakistan. Middle income housing production is
constrained due to the lack of support and a passive attitude adopted by the local
public agencies, leaving a limited number of private builders as the key suppliers
for this group. The study aims to understand both the builder's and the buyer's per-
spectives, the bottlenecks and limitations presented by the broader framework
within which the particular housing delivery process takes place and its design
implications on the apartment product.
Through analyzing the housing market conditions, the research reviews the shifts
and trends in the supply of medium rise apartments produced by the private build-
ers. It argues that in a situation of rationed supply of publicly owned serviced land,
under- developed housing finance systems, procedural predicaments and corrup-
tive practices of public agencies, medium rise housing- which was an affordable
housing choice for the middle classes earlier- has moved upmarket to produce
larger and more expensive units for the upper income categories. This process has
accelerated in the face of slow growth in real incomes and high rate of inflation in
Pakistan. Due to high risks faced by the private builders as well as high demand,
the builders have set abnormally large profit margins. As a result prices of apart-
ments have considerably increased causing them to be beyond the reach of most
middle class families. The housing market in Karachi is thus increasingly becom-
ing unresponsive to the middle class. Unfavorable market conditions are also dis-
couraging entry of new entrepreneurs in the housing industry, and have led to the
builders' perception that de-regulation of land-use and standards is the solution.
The research concludes that provision of serviced land, increase in credit facilities
and procedural improvements pertaining to acquiring permits and infrastructure
connections, would create a dynamic process of housing development for the mid-
dle income. The study connects this. development process to the design of the
housing product. The research indicates that the current housing problems of the
middle income group are a symptom of market failure in the housing sector. By
analyzing case examples of middle income apartment schemes in the city and the
response of residents and builders, changes and ideas for generating new
approaches that deal more effectively with the quantitative and qualitative aspects
of apartment housing are suggested for the middle class.
Thesis Supervisor: Reinhard Goethert
Title: Principal Research Associate
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INTRODUCTION
Problem Definition
For the last thirty years or so, scholars have been warning us that as a consequence of
the high rate of urbanization, ill-equipped cities of the developing nations are facing a
danger of becoming submerged beneath a virtually uncontrolled population growth; a
result of sustained birth rates, declining mortality and influx of migrants from rural
areas to the city. Cities are processes, not products and the processes of growth, expan-
sion and building will continue. To regard growth as tragic will not yield positive
results. It is time to take this situation as an opportunity for development and vision of
new urban policies, financial support systems and physical planning. The challenge
lies in preparing the cities to face the future.
In his book Man's Struggle for Shelter in an Urbanizing World, Abrams (1964) sug-
gested that although man has progressed unprecedented in the fields of technology,
industry and education, the basic needs for shelter is still beyond the reach of a large
population of the world. After almost four decades since he first wrote, urban popula-
tions of the developing world have increased exponentially. In the burgeoning cities of
the developing societies, housing, though not the only urban problem, is far the most
significant one. This can be attributed to incomprehensive approach of policy makers
and viewing the housing issue in isolation, or even to damaging intervention of gov-
ernments leading to unintended results in many cases.
When we speak of "housing in Asia" it is imperative to recognize the vast difference
in the context of housing issues in Hong Kong, let's say, to any city in India. Patterns
of preference are too often taken by participants of the housing policy and production
processes from out-dated or stereotyped information which does not take into account
social and economic changes or endeavors direct investigation. It would be worthwhile
to say here that there are certain popular assumptions (social, behavioral and architec-
tural) made in this field of study which are often mere transfer of research, generalized
to fit all environments. Unchanging, unrealistic or irrelevant standards enforced in
many developing countries, for example, has been a subject of concern and discussion
in recent times. It cannot be stressed enough that all facets of the housing problems are
specific to each city and relies heavily on current economic, political and cultural con-
ditions, all of which have to be disentangled and deciphered.
Research on housing problems in most developing countries has been largely concen-
trating on squatters and estimations of housing demands, deficiencies and monetary
constraints. With the gradual realization of the need to shift the government's role
from direct supplier to facilitator of the housing market, in view of its extremely lim-
ited role in housing provision at all levels, there is a move towards housing support
policies. Beyond estimation of needs, it is necessary to evaluate processes of both sup-
ply and demand which would lead to the revision of housing policies and assist to for-
mulate more efficient design strategies and programs.
The focus of housing policies and research in Pakistan have been the low-income and
lower-middle income groups who make up over 70% of the population and are unable
to afford the cost of formal development. However, statistics of the population and
housing stock of middle income groups in the last thirty years indicate a sharp increase
and is projected to steadily rise: "There is every indication that the trends shown will
continue and as such middle income housing will come to acquire in the next three
decades as important a position in planning for the future as low-income housing has
today." 1
Briefly, in the informal and formal sectors, delivery systems exist for the poor and the
rich. The middle-class, on the other hand, has been neglected and in the last fifteen
years cost of housing to this group have risen considerably and unproportionate to
increase in their real incomes. It is the "sandwiched" group. Private sector apartment
housing has been built for a long time, but only partially, fulfilled the demands of this
huge social group; and whose activities and delivery could be greatly improved and
increased by understanding the bottlenecks and proposing new mechanisms in the pro-
cesses of development, design and construction.
In Karachi, private formal sector of builders have often been accused of being guided
by profit motives and producing incongruent, unsympathetic built forms. It is impor-
tant to acknowledge, however, that part of the problem is lack of professional contri-
bution and any training facilities would help them nurture their skills and improve the
housing quality of commercial schemes. Needless to say, making profit through hous-
ing provision cannot be regarded as intrinsically exploitative. The developmental role
of builders must be recognized. The Government also needs to formulate conscious
public policies which positively regulates the process and product of this private
market.
Objective
The primary objective of the research is to understand the project development process
of the private housing industry, focussing on medium rise walk-up apartment housing
(defined as 'ground+4', i.e, five stories, or less for Karachi), in relation to the middle
income group, described by the author as follows:
"Fixed salaried households with regular monthly income of Rs. 10, 000 to Rs. 16,
000. Their net savings and assets (jewelry, car; land), depending on various fac-
tors such as stage in life cycle, family size, working members, investments etc. can
vary between 6 lakhs to 20 lakhs. They may have invested earlier through land
purchase in urban or rural localities, and commonly keep part of their finances in
government "National Saving Schemes", which gives higher interest rates than
commercial banks or other financial institutions. This social class comprises of
educated families, most of whom are professionals or have received college educa-
tion. Middle income families aspire and save for good education and marriage of
their children, ownership of a transport means (car, motorbike) and a home."
The patterns of the process, in terms of housing finance, constraints and agendas of
builders, market trends and extent of professional input, serves to establish design
implications on commercial apartment schemes.
Methodology
Apart from review of literature on the subject of housing policies of Pakistan and
inquiry into development processes of the private builder, the thesis analyzes design
aspects of selected housing schemes. This roots the research in the prevalent situation
and provides a clearer understanding of workings of the particular housing market.
Case examples are a source for examining the multi-disciplinary factors that affect the
delivery process and the build product, and help to shape the direction for suggesting
changes and alternatives. The study looks at program guidelines, financial systems
available to both builder and buyer, cost analysis, payment modes, method and process
of design and construction, to mention a few. Such an integrated approach is geared
towards conceptualizing of housing in accordance with the realities of the process.
The information presented in this research is based on combining two sources. First, a
number of secondary sources, i.e., reports, publications and proposals of the public
and private sectors and housing professionals. The thesis also makes use of informa-
tion contained in twenty-five brochures of recent apartment projects. Second, primary
sources, i.e., feedback of residents, government officials and housing professionals,
and survey of the builders. Middle - income apartment dwellers are interviewed as a
part of the case studies. Forty one builders whose name were enlisted in their monthly
publication Shelter were contacted in writing and through e-mail. Twenty four build-
ers responded to the thesis queries. Two aspects of this survey may be pointed out: a) a
discrepancy of the survey that the author acknowledges is that the research questions
were sent in English only and as such may represent a particular category of the
builder community. However, since response was over fifty per cent and most of the
builders have very common concerns and agendas, it is reasonable to suppose that the
research represents the views of the private formal sector builders of Karachi, b) the
sample group only comprises of the private formal sector, and does not include the
informal sector builders.
This work is exploratory and indicative in nature; it does not present statistical results
or definitive answers to the particular subject. More modestly, it aims to discover mar-
ket opportunities and asks specific market questions, based on the realization that the
major reasons for the demand-supply gap is: a) insufficient and available developed
land, b) underdeveloped financial system and c) government policies. The thesis uses
the case studies to identify, promising developmental, organizational and design strat-
egies for the production of middle income housing. For example, to address the issue
of effective use of finite urban land and in order to redesign to appropriate densities,
the research probes into the question: What is the optimum floor space requirement for
a multiple middle income (average 5 persons) family? Are the present trends too gen-
erous? The study will conclude by suggesting changes which could lead to increased
efficiency and reduced costs of developer-built housing for the middle income.
Arif Hasan, a distinguished housing professional in Karachi, reflects on the need for a
more comprehensive research approach on issues related to housing, "The most
important ingredient of developing appropriate policies and implementation proce-
dures, not only for low-income housing but for housing as a whole, is research, moni-
toring and evaluation, and extension of its results to all the actors in the housing
drama and based on feed-back, modification to policy and implementation procedures.
Such research, monitoring and evaluation systems do not exist in Pakistan and their
creation requires political support and professional commitment." 2
Outline
Outline
Chapter One describes the evolution of housing policies in Pakistan, especially related
to housing finance and compares it with systems in other developed and developing
countries. This section also traces the evolution, development and trends of middle
income housing, in the overall context of the changing housing market of Karachi. The
discussion extends to the institution of Housing Cooperatives in other South - Asian
regions, as one of the viable housing solutions for middle income housing.
Chapter Two determines the profile of the key participants and scrutinizes various
aspects of the production process. Feedback of builders, professionals and their publi-
cations helps to understand processes and problems of the Karachi housing market.
Chapter Three comprises of six case studies of medium rise apartments for middle
income occupants in different localities of the city. Case examples provide for a closer
analysis of housing design and issues concerning the residents. Selection of these is
based on answering the questions raised in the research.
Chapter Four examines the conclusions derived from the research and proposes possi-
bilities of future directions. Conclusively, a detailed analysis of the demand and supply
of medium rise private sector housing market provides insights into the factors affect-
ing its output, activities, actors and the target group, and create a framework to exam-
ine their effects on housing programs and policies.
It is hoped that these ideas would generate new approaches and induce the process of
rethinking and problem solving for the specific case of private sector medium rise
apartment housing for the middle income group.
REFERENCES
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CHAPTER ONE
Housing Perspectives
"Housing aspirations and city development which are efficient, equitable and humanly
satisfying are not easy to fulfill as operating realities. But the welfare of millions
depends upon having good ideas from theory or principle, and from developing effec-
tive performances among agencies of government and private sector firms." 1
Housing delivery systems in Pakistan have not only been shaped by the structural con-
ditions of inequality of wealth; but also reflect the impact and sometimes unintended
results of the housing policy. Many housing professionals believe that both developed
and developing countries lack efficient operating policies that systematically evolve
from comprehensive analysis of the prevailing conditions and serve to provide for the
entire cross - section of the population. It is also evident that policy framework and
budgets of most governments have placed much lower priority on housing compared
to, for instance, health or education sectors. Affluent nations have, however, developed
financial mechanisms, building industries and strict regulations to propel the growth of
the housing industry. In many developing countries, incomes are low and housing has
seldom received practical political support. Public policy towards housing is often a
case of unfulfilled promises. Shelter delivery is often adversely affected by policies
which are not strictly housing related. Analysis of functioning policies reveal a wide
gap between theoretical standpoints and policy formulation, as well as the intended
policy and actual practice.
This Chapter will examine the development of housing policies and finance particu-
larly in relation to the middle income groups in Karachi, and with relevant reference to
other contexts and literature on the subject. It also traces the evolution of the structure
of housing supply in Karachi and the emergence of the private builders as the most
active housing producers.
1.1 Housing Policies: A Brief Overview
National Five Year Development Plans are policy documents which establish a broad
course of action. They are promulgated by the Federal Ministry of Planning and
Development, and reviewed after five year periods. The government establishes its
financial support for each province and various sectors in its Five Year Plans. This sys-
tem of policy formulation and revision is practised in many developing countries.
For the purposes of this research, it was useful to comprehend the shifts in the
National Five Year Development Plans in relation to housing and the formal private
sector. Very little has been written on the evaluation of overall shifts in the housing
policies during the course of the eight Five Year Plans in Pakistan. Hasan, Nientied
and others have focussed on urban policies and programs related to low and lower
middle income groups. Noman Ahmad has looked at all the components of housing
policies in the Five Year documents, in the report Case of Pakistan: Public Private
Partnerships in Land Supply for Housing, 1998, which is a useful source to reflect on
changing directions of the public sector. The policy discourse would be clearer in sub-
sequent sections, which detail changing roles of different actors in accordance with
housing need and demand. A more detailed discussion here of housing finance would
be helpful to understand the context within which the particular market works. Poli-
cies and practices related to housing finance are determining factors of the delivery
system and which have received little attention from urbanists or architects.
The overall trend of the history of housing in Pakistan has been towards a constantly
diminishing role of the government as housing producer and to a more recent self-
declared role of a regulator. This represents, essentially, a complete reversal of its ear-
lier operations.
After the creation of Pakistan in 1947, government housing policies geared to provide
housing and land through various programs for the rehabilitation of refugees. The
Ministry of Rehabilitation was formed (1949) to conduct these projects and later its
responsibility was expanded to provide housing for low income groups. In addition to
refugee colonies ('quarters'. discussed later), the First Five Year Plan (1955-60)
sought to develop sites with required infrastructure, facilitated provision of building
materials and loans for buyers (from HBFC, also discussed below), while construction
was the owners' responsibility. However, planned targets could not be met due to sud-
den population growth from immigration and high investment needed for housing.
The approach of direct housing provision by the government was carried to the Second
Five Year Plan (1960-65). Later, other local public sector institutes were encouraged
to participate in the housing sector. Housing shortage, nevertheless, continued because
of limited serviced land, changing family trends towards nuclear family and the ever
expanding needs of the urban poor.
The Third Five Year Plan moved ahead in recommending improved constructions and
the need to provide for all groups of the society. Cooperative methods and self-help
strategies were proposed. More importantly, the government's realization of the
importance for private sector participation in housing and land development is evident
for the first time in the Third Plan. Ahmad (1998) describes that two aspec were con-
spicuous from this attempt. Firstly. although the government promoted the private sec-
tor, land allocation and distribution rights were reserved with it, except for bulk
allotments to Housing Societies. Secondly, government efforts at that time did not plan
or provide for low income groups (and only to middle classes and high income
groups) which led to increase in squatter formations.
The Fourth and Fifth Five Year Plans looked at the possibility of developing partner-
ships between the public and private sectors in a way of jointly creating housing for
urban industrial workers. The Plan did not take shape due to lack of initiative and
commitment of both sectors. The government followed the strategy of slum clearance
and forced relocation of informal settlements till 1974 after which it adopted a new set
of priorities in supporting legalization and improvement of squatters. The period
between the First and the Sixth Plan (1983-88) also saw substantial cuts in public sec-
tor housing funds from an allocated 10% to only 5.1% in the Sixth Plan.
Though strengthening of credit facilities was always emphasized, the rules and eligi-
bility criteria of the House Building Finance Corporation (HBFC), the only public
lender organization, have always been such that it caters to a very limited group. Pol-
icy makers viewed housing as a capital intensive investment and did not fully recog-
nize the production potential (employment, revenues, other supporting industries) of
this sector. Additionally, concrete policies underlining mechanisms to support private
sector were not formulated.
The Seventh Plan (1988-93) implicitly accepted informal settlements by assuming that
migrants would accommodate themselves, at least in the beginning. The Plan also
stressed effective use of urban land densification, private sector role, growth of finan-
cial systems and hence autonomy of developmental agencies. Slum upgradation
projects were initiated but were unsuccessful in better organizing settlement patterns
or stopping new ones from emerging.
The main agenda of the Eighth Plan (1993-98) was to increase provision of serviced
land and some steps were taken in that direction; such as, comprehensive data collec-
tion and registration system using modern technology and a proposed review of land
acquisition laws. Provincial governments were advised to upgrade slums by infra-
structure installation and take strict measures to stop formations of new encroach-
ments.
In addition to the Five Year Development Plans, the Pakistani government also identi-
fied key housing issues and policy recommendations in National Housing Policy
papers since 1986. These were based on studies conducted by government bodies to
bring forth pressing housing and land problems and proposed solutions. A review of
all of these will not be covered here. However, it is would be worthwhile to mention
the most recent NHP of 1994. It was formulated on the basis of review of all previous
government policies and rightly suggested the need to root policies (especially per-
taining to land) in the realities of the prevailing market, and once again clearly stated
the role of the public sector as a facilitator with the private sector as the major housing
producer - but without any defined strategies:
"The role of government as a catalyst has been suggested in case of land policy, finan-
cial policy, improvement of katchi abadis and slums, research and development and
institutional development. The private sector shall play its role as a developer and pro-
vider. This is the cornerstone of the National Housing Policy."
The same approach is advocated in the United Nation Habitat Conference, 1988:
"The most fundamental policy change will need to be from direct government provi-
sion of shelter to an "enabling" approach whereby the full potential and resources of
all actors in the shelter production and improvement process are mobilized."
A review of the successive National Five Year Plans reveals their imbalance and seg-
mented approach: government plans have swung, from recognizing the needs of the
poor in early years to completely ignoring them for a considerable time to a renewed
concern in the last decade; and as such they have also moved from providing for the
middle income earlier to totally negating their needs presen.> Briefly, operating poli-
cies at a given time have not been wholistic, i.e., never worked to provide for all
income groups who need housing. Housing policies have also never followed up con-
sistently to accomplish earlier defined goals which were not met, probably because
they were not only over ambitious but without any supporting plan of action. They
merely suggested the need to strengthen the support for public sector housing agen-
cies. In certain cases, lack of prioritizing of objectives is evident. In particular, with
continued emphasis on effective use of land and housing finance in relation to the pri-
vate sector, no ground breaking policy has been outlined.
Clearly, these are merely fine intentions with no practical purpose, "At one end, this
evaluation of government policies has underlined the importance of private sector ini-
tiatives. However, the capacity of governmental institutions to accommodate and work
with the private sector is totally non-existent, as can be seen from the negligible num-
ber of projects or programs launched under this arrangement throughout the country.
A lack of understanding of the real issues in the land market behavior on the part of
the government is another constraint that has caused serious repercussions. For many
years the government denied the existence of the informal sector, although its opera-
tions were visible for four of the five decades of the country's history." 2
The inadequacies of the public sector in Pakistan include ineffective and often ad-hoc
planning processes and inefficient implementation processes; for example, sale of
undeveloped plots at below market prices, which causes land speculation and does not
generate enough revenues for city authorities to develop more land. With regards to
the urban poor for whom most of these projects are intended, unrealistic assumptions
of their affordabilities leads to the economic infeasibility to provide for them. Subsi-
dized public projects in the past gave rise to great competition and eventual upward
leakages benefiting a class other than the target group ('a case of subsidizing the rich'.
Paul, 1972). At present, Hasan writes, the cost of development in Karachi is not only
unaffordable for the low income groups but even to the middle income. In addition,
lengthy and inconvenient procedures, substantial time lag between allotment and pos-
session, absence of technical or design advisory, and organizational constraints related
to financial planning and land acquisition have contributed to retard the .iblic housing
delivery systems, as well as the role of the private sector to provide for shelter needs
(The News, 25 Oct.'98).
The role and performance of the public sector has shown a constant decline over the
last two decades and it has steadily reduced construction of housing projects *(due to
heavy investment in land development, materials and construction). The public sector
was barely able to fulfill even 10% of the annual housing demand in Pakistan failing
the agenda of the Sixth Five Year Period (1983-88). Against the intended development
of 4,708,000 housing units in the Seventh Five Year Plan (1988-93) the actual number
of units delivered was 1,355,000 units. These figures indicate an annual supply of
approximately 270,000 units against a demand of over 975,000 (Hasan, 1998). "A
commonly ignored side of housing policies," writes Laquian (1983), "is that they are
* However, in relation to apartment projects in Karachi, the city's development agency, viz. Karachi
Development Authority (KDA), also constructs and sells housing units as discussed in Chapter 2.
political statements... In some countries the policies may be read as just so many good
intentions." 3
On the other hand, the private sector over a period of the last three decades has con-
solidated its position as the most active provider of formal housing. With real institu-
tional support, a more facilitating policy framework and enforcement of relevant
regulations, it could considerably expand its operations and add to the volume of the
housing stock.
1.2 Housing Finance Systems
This section outlines the evolution of housing finance systems of Pakistan and com-
pares it with relevant reference to other developed and developing nations. Housing
finance and credit is a multi-faceted field of study and here we observe it more closely
from the perspective of the middle income groups, the builders and mechanisms of
housing finance. It aims to understand the con xt in which housing finance operations
takes place, and the shift from central government control to privatization efforts in the
last decade or so. The recognition of housing delivery from a consumptive sector to
productive industry by governments of developing countries and international funding
agencies, is a fairly recent phenomenon. The contribution of housing investment
towards the growth of the national economies and the socio-economic development, is
presently, a well acknowledged fact.
Since housing is costly and durable, it requires financing through either equity or debt
or both. In simple terms, a prospect owner needs a certain amount of capital required
as down payment and depending on affordability criteria a loan which would be even-
tually paid off as monthly mortgage. The two factors in housing finance crucial to
increased accessibility to housing would ideally be: a) high savings potential leading
to lower debts and mortgages and, b) availability of long term, low interest loans.
Renaud (1984) describes a prevailing situation in housing finance of most developing
countries where the formal institutions in housing credit provide less than 20% of the
annual investment in housing. The beneficiaries of that investment are usually high
income groups and sometimes upper middle classes. Compared to other industries
housing requires long term financing and operates most efficiently when funds are sys-
tematically recycled, leading to a continuous process of lending and borrowing. Like-
wise, saving institutions can play a key role to tap household resources and lower the
rate of borrowing. Pugh (1990) expresses the necessity to establish a network of local-
ized branches and to deploy outreach programs in order to induce the savings habit,
and that "the development of capital markets can be hastened by using housing as a
means and a motivator."
A common strategy of South Asian governments has been the provision of loans at
below market interest rates for specific target groups. It has become apparent, how-
ever, that such an approach discourages the private lenders, thereby severely limiting
the flow of finance for housing. In addition, risks of poor cost recovery or in case of
default, lengthy foreclosure procedures and lack of conf 'ence in a climate of weak
regulatory structure inhibited private sector participation in housing finance. If, on the
other hand, risks are mitigated in a way of higher payment from borrowers' savings.
higher level of income eligibility etc. access to a majority of households would be
denied and funds would filter to high income groups. This is a case in many develop-
ing countries. Equally, there have been events of ineffective or fraudulent private
financial groups resulting in mistrust among people.
But when sincere efforts are made to provide shelter by improving financial mecha-
nisms, they have exemplified the approach and strategies required to achieve effective
results. The Grameen Bank model in Bangladesh provides such an example. Dr.
Mohammad Yunus, a Professor of Economics at the Chittagong University, launched
an action research program in 1976 to explore the possibilities towards creating an
institutional framework that brings the rural poor within a viable banking network. In
October 1983, by the Government Ordinance the Grameen Bank project was trans-
formed into an independent bank, with the name "Grameen Bank". By October 1994.
a total of TK 4289 million (US$107.23 million) had been disbursed as loans to about
305603 members, thus improving the living conditions of over 1.2 million homeless or
poorly housed people in the rural areas. Of the total 64 districts in the country. housing
units financed by the Grameen Bank are spread in 57 districts (Ashraful Hassan,
1996). The program assists the beneficiaries in building their houses themselves,
employing family labor, thereby keeping the per unit cost low. The significant impact
of the Bank is due to its project viability approach: it has established that housing loan
is not provided on charity, and all loans have to be repaid. Effective tools to ensure
maximum repayment led to revolving funds and therefore increased housing develop-
ment activity throughout the country on a self-sustaining basis.
Housing investment in Pakistan contributes 2.7 per cent to GNP. well below the aver-
age for low income countries (USAID. 1992). Due to insufficient housing finance,
housing production as a proportion of gross capital formation is only 9%, less than
half the figure in comparable developing countries. According to National Housing
Policy 1994. only 27% of the housing units constructed in Pakistan are financed from
formal sources whereas 73% ot the financing is managed from savings. private bor-
rowings and informal sources. Sale of other assets (jewelry. urban or rural land pur-
chased earlier as 'part' investment etc.) and remittances are also significant sources of
housing finance.
Historically, the political and financial climate of Pakistan has not favored the devel-
opment of housing finance compared to other South Asian countries, like India.
Recent years have seen greater recognition of the potential of private financing by gov-
ernments and international agencies and support of the "enabling" approach to gov-
ernments for shelter provision, in the face of national economic crisis and growing
needs. Therefore, in the absence of sufficient private savings and the limited financial
capacity of the government, the need has been realized for mobilizing local resources
and opening the housing sector to more private market oriented financial organiza-
tions. Effective design of housing credit in Pakistan, as in other developing countries is
crippled due to the impact of the broader economic picture. High rates of inflation
create disincentive for financial institutions to provide long term loans, especially
when they can borrow only on short term basis.
House Building Finance Cooperation (HBFC) is the only in the public sector credit
institution in Pakistan. The level of HBFC financing is extremely limited. Dowall
(1989) reports that in 1986-87 it financed only about 14% of Pakistan's gross domestic
capital formation in housing. According to Arif Hasan, for an average of 26, 000 units
in Karachi (with building permits issued), only 3% were supported by loans from
HBFC (Dawn, 10 Feb. '99). The HBFC recognizes that, 'It is difficult to believe that
enough resources can be mobilized without greater private sector involvement.' Unfor-
tunately, no viable mechanism has been evolved for this purpose: most of the existing
financial institutions are not interested in financing housing because they believe credit
of this sort does not yield a fair rate of return. In the circumstances, various ideas and
strategies for greater mobilization of bank credit as well as other sources of financing
have to be evolved and tried.
More recently, three private banks namely International Housing Finance Limited,
Citibank and Bankers Equity Limited are functioning to finance the housing sector
under government permission and with the much awaited declaration of housing as an
industry', the earlier ban on commercial banks as lenders would be lifted. According
to Economic Survey Report 1996-97, funds currently being financed are 2.5 billion by
HBFC and about 800 million by IHFL, BEL, Citibank and jointly. The Chairman of
the HBFC recently declared that the organization was expanding the area of its opera-
tion and easing conditions for loans. The maximum loan limit, therefore is proposed to
be increased from Rs. 1 million to 2 million. Credit up to Rs. 8 million is planned to be
provided in the next two years (Dawn, 11 Jan.'99). In addition, prospects of creation of
a "Saving and Loan Association" which would function at markets rates has been
under government consideration.* The proposal has been heavily promoted by both
HBFC and ABAD (Association of Builders and Developers) and that a "financial cor-
* See Appendix VI for recent steps proposed to increase housing investment.
Note: In 1988, the Rupee traded at 18.1 to the US dollar. At present, in 1999, one Dollar is equiva-
lent to 46 Rupees.
poration should be established on the pattern of Indian Housing Development Finance
Corporation.' 4
Whether the above measures are taken in the future is dependent on the sincere com-
mitment and genuine concern of the public sector agencies involved. Presently. short-
comings of HBFC policies as a lending institution are:
- Eligibility of loans only for plot owners in pre-planned developed areas; loan for
the purchase of plot is not allowed.
- Availability of loans to taxpayers and those who can provide proof of income.
Thus. the large group of low-income households are automatically excluded from
the loan facility,
- Assumption of cost of construction below market rates yielding to impractical
loan amount. Relative to the average price of units the HBFC loans account for
less than 40% of the purchase price.
- No finance scheme is tailored for cooperative building or joint family ventures.
Similarly no Lility is provided for construction companies to obtain short term
loan or bridge financing for their projects.
- processes of loan disbursement which could be improved, * as well as better level
of communication regarding these.
* Karachi based developer Abdul Karim Tai explains that current trend of HBFC is that allottee has
to pay about 60% cash component in three to four years time and balance 40% loans obtained. This
loan amount (with interest) has to be paid within 15 to 20 years depending on type of loan chosen.
Loan is disbursed to allottees in two installments in case of single houses. In case of flats first
cheque is normally issued at the completion of.structure and final cheque given at completion of
internal and external plaster. Repayment of loan plus mark up is started after twelve months of issu-
ance of first installment of loan. In most of the cases this time comes within 30 months of start of
project which means that in the third and fourth years, the buyers have to pay installments to the
builder of their cash component as well as to HBFC of their loan component. In most of the cases it
becomes very difficult of buyers to meet both ends. Most of the time it is wrongly assumed by the
allottee that repayment of loan is due after possession. Therefore, when many owners go to the
HBFC for repayment, they find a cumulative sum since it was due, which is definitely much higher
than the amount they have in mind. This causes misunderstanding among allottee, builder and
HBFC.
- HBFC offers loans at subsidized interest rates which lead to distortions in the
money market and discourages private sector involvement, as discussed earlier.
Funds do not readily function on a revolving basis and the rate of return is low. Its
interest free loans to the under privileged (widows, disabled) have been misused.
- Corruption, especially bribery, to forward or approve applications.
An analysis of the above criteria reveals that: a) most low income groups are not eligi-
ble, b) upper middle or high income groups are usually not interested in such 'nomi-
nal' loans (according to their aspired preferences of a house) and sometimes take up
loans using their influence or unlawful methods, c) due to the pre-requisite of land
ownership. most lower middle income families who cannot afford to buy high priced
land or had not invested in land purchase a decade or so earlier, are largely excluded
from the credit facility.
This leaves only the very limited category of middle income households with plots or
flat purchasers as the major group eligible for HBFC loans.
One way to understand components of more successful housing finance systems and
delivery is to draw on the experiences of other such developing countries of South-
Asia with comparable socio-economic profile and developed nations with contrasting
conditions and mechanisms to meet the housing demand. In both India and the United
States. the private sector is the main housing producer. Government production of
housing in India in recent years has been less than 10% (Pugh) and in the United
States the 'private for profit' developers contribute to the order of 90% to the new
housing stock (Stockard). Though not completely free of housing policy constraints
and bottlenecks, overall direction in the processes of housing delivery in these coun-
tries has been towards making the system more favorable for the private sector. The
following section explores some important aspects of housing finance in these two
countries.
With limited availability of housing credit and paucity of lending institutions the
Housing Development Finance Corporation (HDFC) of India, formed in 1977, was the
only institution at that time to provide housing finance to middle income groups. In the
comparative report on the discourse of housing finance in South Asia by USAID
(1992), The Role of Private Enterprise in Housing Finance: Lessons from South Asia,
Michael Lee points out that this company has demonstrated that it is possible for a
well- managed private company to operate and prosper in an environment that initially
was largely hostile (competition from the public sector, an inadequate legal frame-
work, mistrust by government of the private sector). The creation of HDFC was an
entrepreneurial response to the failure of existing public and non-specialist institutions
to meet sectorial needs for house lending. Risks to HDFC were high in the early years,
since there was no proof that a private company could function in such an environ-
ment. There was neither effective supervision of housing lenders, nor even an efficient
financial industry to support development of the infant company. The new institution
offered management expertise that was otherwise lacking, in a sector that had its own
unique requirements.
By demonstrating to the government and the people that it was a responsible company
implementing stated public policies, and by proving to the private sector that it was
possible to make profit, HDFC initiated competition and stimulated creation of many
new housing finance institutions. The enterprise has proved that despite the odds of the
Third World economy, housing finance can be a self-sustaining and profitable enter-
prise.
The next major contribution to the Indian housing finance system was the creation of
the National Housing Bank in July 1988. The NHB is conceived as a large scale insti-
tution with wider scope, to cater for a cross-section of income ranges. As a subsidiary
of the Reserve Bank of India (the Central Bank), the NHB has considerable autonomy
and functions through existing supporting housing finance groups (commercial banks,
companies and cooperatives), instead of direct loan provider to developers or house-
holds. Through its various activities. NHB has worked towards expansion of market
oriented housing finance, mobilization of funds for lending towards housing, land and
infrastructure development and supervision and regulation of housing finance institu-
tions to ensure its stability and growth. The achievements of these efforts are evident.
some of which are: growth of housing finance companies at 60% a year yielding to an
increase in housing loans from Rs. 300 million (1980-81) to Rs. 7,100 million (1989-
90), more clients from low-income brackets and the overall elevation of housing
finance from a negligible percentage to now over 15% of total housing investment,
largely through private sector participation.
Housing production in the United States is a completely decentralized activity. It is
interesting to note that in the United States housing legislation has been the domain of
the "Committee of Banking and Currency." Although the improving housing delivery
in the US can be regarded as the impact of a wider prosperous economy, the supply
system itself has been developed to assure access to a large segment of population.
A broad variety of actors include the consumers, developers, lenders, regulators (gov-
ernment), intermediaries and equity or subsidy providers. Three primary producers of
new housing are the private for profit developers, the private non-profit organizations,
and the public agencies. Lenders may be the profit seeking banks, foundations, corpo-
rations, Real Estate Investment Trust, insurance companies or more social policy bod-
ies like State Housing Finance agency, low-profit community based groups that raise
money to build affordable housing or quasi- public organizations like the National
Cooperative providing financing for only cooperative housing. The equity and subsidy
sources like Internal Revenue Service (IRS) and Department of Housing and Urban
Development (HUD), investors, foundations and local governments provide financing
services based on need (by providing rent supplement vouchers to users, for example)
and receive tax reliefs from the government to promote its activities. Intermediaries
like, LISC (Local Initiative Support Corporation) provide technical assistance to
developers and channelize subsidies like LIHTC (Low Income Housing Tax Credit) to
eligible developers.
"When one analyzes the 'entire picture' of housing finance, it becomes evident how
fragile it is due to the inter-connectivity of different players, their roles and motives in
the process. In essence the housing system operates within a diverse power play, very
few actors have the authority to do a lot. For the same reason, innovations which suit
all participants are difficult to design....all pieces need to be functioning." 5
The Federal Housing Administration, a top level government residential finance
agency, operates a lenders guarantee scheme to reduce risks of mortgage investments
in housing. FHA insured mortgage fans out loan opportunities to a larger segment of
population. The more innovative tool to increase investment in housing in the recent
past was the creation secondary mortgage markets which buy and sell mortgage con-
tracts within the system of competitive changing market conditions. The Federal
National Mortgage Association is financed through government grants and authorized
to purchase and sell mortgages. Secondary mortgage markets are vehicles to transfer
resources of wealthy investors towards housing for the lesser privileged.
Another interesting feature of the housing system in the United States is the require-
ment of market analysis report given by the developer to receive a loan from the lend-
ing institutions. Privately-run market analysis companies carry out surveys to
determine the real need or demand. Though many a times due to a successful associa-
tion between a developer and lender, and the latter's confidence in performance and
profit making history of the former, may not necessitate supporting market analysis to
approve financing. Nevertheless, for upcoming builders it is mostly required. The
important thing is that methods for checks do exist, intended to ensure that supply is in
line with needs and demands.
Design of projects are mostly extracted from catalogues and could also be acquired
from the "American Institute of Building Pesign", where planning and design is car-
ried out by diploma holding designers. Architect designed commercial housing
schemes are few and far between. In the US, housing has developed as a giant industry
and a major contributor to national economy, of which the private for profit developers
are the key players. The monthly journal "Professional Builder" (April 1998) lists gen-
eration of revenues by builders in the previous year, the highest among which was
Pulte providing 2.4 billion in revenues by construction of 15, 000 homes.
Massot (1996) explains that housing in Europe has steadily shifted towards liberaliza-
tion and market orientation and a wide range of steps taken to increase investment in
this sector. Governments realize that there must be a balanced distribution between the
three sectors of occupancy (home ownership, private rental, public rental). In Ger-
many, measures taken include devoting available financing to less costly new housing,
lowering the cost of public rental housing and tax exemption on 30% of the corporate
profits, provided companies use this benefit to extend interest free housing loans to
their employees. France has developed a national fund for low-income rental housing
schemes, and private builders who participate are given long term loans at low interest
rates. In the last decade, Britain has moved towards the approach of the "right to buy"-
which means that public housing renters ("council" tenants) are entitled to purchase
their homes at a lower price. However, broadly speaking. a totally private housing
economy seems too idealistic a possibility.
Massot describes the case of Britain as follows: the government encourages home pur-
ch--e but it costs a great deal (as a result of the low incomes of home seekers as prop-
erty democratization progresses); which has created a lot of indebtedness (because of
indexation of interest rates) and it seems as though the British society does not need
public housing, or even the regeneration of private rental housing (which dropped to
7% because of the scope of public housing and the sprawl of home ownership). Simi-
larly. the Spanish government in the last three decades had focussed entirely on the
policy of home ownership through subsidized methods, but the steep rise in house
prices (compared to incomes) led to the realization of a more wholistic housing policy
proposing expansion of public and private rental sectors.
The discourse of experiences, experimentations and results in the housing field of dif-
ferent regions offers valuable knowledge and provides precedences to learn and plan
for other contexts.
For developing countries, however, innovations in housing finance systems need to be
devised according to local economic conditions. With regards to creation of a second-
ary mortgage market, Pugh (1990) points out, "It cannot work well if the levels of
interest between housing and non-housing capital are split, giving below-market rates
to housing capital. As we have seen, the Indian economy is much regulated, and this
regulation includes public sector interest rates. The prospective pattern of regulation
could frustrate any development of a secondary mortgage market. Non-housing credits
with higher rates of interest would have a strong competitive advantage vis-a-vis the
lower interest housing credit. The private banks are also somewhat constrained
because the government requires high liquidity ratios and it determines the sector
which should receive favored treatment." 6
Buckely, Renaud, Lippman and others have analyzed the climate and limitation of
housing finance in developing countries. They propose restructuring of loans that
account for inflation, instead of offering credit subsidies in response to affordability
problems. for reasons discussed above. The approach of redesigning of mortgage con-
tracts to allow for inflation usually entails some kind of indexation of loan repayments.
Buckley (1994) examines the qualities of housing investment that effect the demand
for and supply of housing finance. He suggests refinement of the design of mortgage
indexation to counter inflation, and development of credible contracts - a method that
permits long term contracts to reduce the risk and protect the interests of both borrow-
ers and lenders.
1.2.1 The Middle Class: Affordability
In essential terms, housing affordability is the relation of a user's housing costs to their
available resources. More precisely, the term has definitional problems. Hartman
(1988) points out that the term applied to such standards, rules of thumb, captures the
imprecise quality of the concept and measure. The proportion of income people pay
for housing is subject to factors well beyond their control - what they earn, what the
market charges for housing and, where income levels or the housing market permits
personal preference. Housing surveys indicate, for a large variety of societies, the pro-
portion of income spent on housing decreases with increasing incomes. Michael Stone
(1993), a housing economist, has provided important policy and conceptual criticism
of affordability standards. He argues that such ratios should take into account both
household size and income. Evidently, at any particular income level, expenditure on
housing would decrease as the family size increases. Some housing professionals have
suggested establishment of different standards for various income groups as well as
for owners and renters.
The most widely used affordability indicator is the one which recommends a certain
percentage of income a household can pay towards housing (housing-income ratio).
Grimes (1976) proposed that 15% of monthly income of urban households would be
available either for rent or repaying the installments on loans. More commonly, a 25%
figure was assured to be more appropriate. Later, statistical analysis has given way to
more comprehensive knowledge of affordability in accordance with incomes, family
size, savings and differing housing expenditures with increased incomes. Mayo and
Malpezzi (1985) examine housing markets of developing countries, in particular, the
impact of income and relative prices on housing demand and conclude from the
results, the inadequacy of any single ratio to predict consumption for different income
and tenure groups in different places. Peattie (1987) in her article Affordability deliber-
ately avoids technical methods and analyzes the relationship between means and ends
in the production and management of housing. Peattie stresses that the cost of housing
in relation to affordability "is not a secondary issue: it shapes life." She sees the cost
and affordability problem and its conflict with enforced standards as common between
the developed and developing world.
Studies for South-Asian countries also indicate that lower middle and middle income
urban households spent more than a third of their income towards renting. 7 Systems
could be devised to utilize these finances towards home ownership. In basic terms,
middle income families can own a dwelling if the monthly installment repayments
equals to the rent paid by them. Rahman (1991-94) has shown through his work on
middle income apartment dwellers in Dhaka, Bangladesh that households could sus-
tain loans of up to US$12, 500 by participating in affordable financial schemes. The
down payment under the scheme would be made from savings in a housing deposit
scheme combined with selling off household assets or other less attractive properties,
while loan repayment at the market rate on the rest of the cost would match their
present expenditure level. He concludes that in view of the limited affordability of the
middle income group, only a saving scheme tailored to their need and ability may gen-
erate sufficient funds by catering to the target groups. Thus, Rahman proposes a home
ownership schedule through cooperative apartments in Dhaka which would be, in his
opinion, the most feasible technique to provide affordable housing to middle income
groups. The study establishes that at US$3900, the middle income group can be satis-
factorily housed in a 42m2 flat having incremental development possibility in a 2 sto-
ried structure on a 63m 2 urban plot developed at city periphery. A 88m 2 flat with
moderate finish in a six storied apartment block located in a peri-urban area can be
made available at US$7500 (including apportioned land cost). which can contain a
loan component of up to 85% of the cost. A smaller unit size unit with lower standard
would bring the cost affordable to upper 60% of urban population (paying a quarter of
income as loan repayment).
It has also been observed that prospects of home ownership generates domestic sav-
ings and willingness to pay significantly more than being given towards rent. 8 In the
Asian context, where home ownership has cultural and social significance in addition
to being an asset, this may be more true. In India, where the social and economic pro-
file of middle income groups is very similar to that in Pakistan. Mulk Raj (1985-86)
studied household budgets of middle class families after commitment to home owner-
ship and loan obligations. He found out that incomes tends to increase (through over-
time or supplementary work), consumption is reduced and made more efficient and
waste is avoided. Families feel more secure and the new, often larger than previous
home provides for an aspired quality of life. Mehta (1989) reaches to a more similar
conclusion by using more analytical survey of middle income families in Ahmadabad.
By analyzing median rent -income ratio and income elasticity of demand, it is seen
that the "marginal propensity to spend on ownership for the middle class households
appears to be quite high", and that "these elasticity estimates suggest that with ade-
quate supply of housing finance, one would expect a much larger spending on the part
of middle income households." 9 He attributes the success of financial institutions like
HDFC providing for middle incomes, to this fact.
In the absence of sufficient credit facilities offered by private institutions and
extremely limited housing finance available through the only public lender (HBFC),
Karachi lacks a dynamic private market providing for all income groups- and as we
shall see in the following Chapter, its role is further reducing to cater only for upper
middle and high income households and investors. The central government has
attempted to provide for low income groups first through subsidized housing pack-
ages, and subsequently through provision of serviced plots or slum improvement and
legalization in recent times. "The government housing policy is based on two extremes
- on the one side land is being given free to the poor and on the other upper classes are
permitted to build palatial houses. This policy leaves the poor middle classes without
any source which can finance them up to 90-95% as in developed societies." 10 Such a
fragmentation of the housing market and failure to see it as a cohesive system leads to
two major problems:
- Leakage of low-income housing to lower-middle and middle income groups.
Housing demand for the middle classes is wrongly assumed to be met by conven-
tional housing market which as we have seen is not true. Leakage maybe in the
form of illegal subletting by eligible tenants at market rents to provide profit
against subsidized rents.
Price escalation of housing of upper cost ranges to meet demand.
Strassmann (1982) explains that insufficient finance and land for housing coupled
with population growth leads to shortages in supply of housing middle classes are
able and willing to pay for, leading to an upward thrust on prices. Therefore, gov-
ernment policy guidelines should ensure and ease availability of finances, land and
services to those who can afford formal private housing. Increased investment
means more housing production leading to more competition (quality control,
design) and regulated market prices to match the affordability of middle income
groups. Strassmann also recognized the problem of creation of luxury housing if
the demand existed and channelizing of limited resources in that direction.
In the Pakistani context, low savings potential due to inflation, increased costs of land
and construction compared to real incomes, coupled with limited available financing
has made home ownership a difficult venture for a large number of middle class fami-
lies. Those who are able to buy usually raise money through borrowing from parents,
relatives or friends ("uncle in Canada"), remittances or sale of other assets. While low
and lower middle income households are known to take loans from informal money
lenders, interviews with middle class families conducted by the author clearly indicted
that - perhaps due to their white collar life-style - they hardly ever take credit from
such sources and commonly regard this practice as 'unreliable and unsafe.' Many
households purchase fairly late in family life cycle. Commercial apartment housing in
particular, is also purchased by high income groups and citizens living abroad as an
investment, rented or sold later at higher prices.* Otherwise, a typical middle class
household (see Chapter 2 for description) earning an average of Rs. 10, 000 - Rs. 16.
000 per month faces difficulties to independently afford an apartment within city lim-
its, prices of which start at present from an average minimum of Rs. 14 lakhs and esca-
lates up to Rs. 35 lakhs in the higher.range. At the same time, however, these provide
the closest possibility of home ownership.
Developers in Karachi finance the building and marketing processes entirely through
down payments and installments of owners and sometimes help to arrange credit from
lending agencies. More often, they put in their own finances for land purchase, which
is mostly, if it is not the developers first project, the working surplus from profit of pre-
vious projects. Although this indicates that they function with no financial risks, the
process itself is restrictive and slows down supply. Housing would flow more readily if
* Statistics of proportion of owners and renters for medium rise commercial apartments is not avail-
able.
builders utilized their knowledge to interpret market preferences and possibilities, and
when it is possible, lead the market. It would mean that developers take more risk.
This would be discussed further in the Chapter that follows.
1.3 Housing in Karachi
1.3.1 Situation
Karachi is a unique Pakistani city - it is the largest urban metropolitan, harbors the
only international port and has thus attained the position of being the financial capital
of the country. As one of the fastest growing cities in the world, it expresses the condi-
tion of several cities loosely connected together.
The ever deteriorating but still commercially thriving city center is marked with its
characteristic chaos - traffic, street vendors, beggars and shoppers, the color, noise and
activity, all enclosed within the craft of colonial architecture. Compared to other major
cities like Lahore, Peshawar or Quetta, Karachi signals more readily towards modern-
ization. Like most cosmopolitan cities of developing regions, Karachi represents the
situation of extreme economic inequity- the poor, the rich and the middle class sepa-
rated socially as well as geographically. Over the past five decades the city has
absorbed migrants and multi-national companies, provided for professionals, busi-
nessmen, executives and clerks, survived political tragedies and consequences of
unplanned growth. The economic sustenance of Karachi is evident from the fact that it
provides 25% of Federal Revenues and 15% of gross domestic produce of Pakistan. It
also caters for 50% of the countries bank deposits and 72% of all issued capital
(Hasan, 1998).
Karachi's population increased five times between 1951 and 1988 escalating from 1.3
to 7.5 million, presently stands at 10.25 million, and is projected to increase to 13 mil-
lion by the year 2001. The Karachi Master Plan estimates that almost 50% of this
growth (4.8% per year) is a result of rural-urban migration, apart from natural growth.
I-
Fig 1. Above: Map of Karachi. Below: Skyline of the city looking at Gulshan-e-Iqbal & Orangi hills at the back. Note the large number of medium rise apartment housing.
Table 1: Karachi's Population Growth
Increase /
Population Decrease OverLast Census
Survey
435, 887
No. of Years
in Between
135, 108
1, 137,667 701,780
2, 044, 044 906, 377
3,606,746 1, 562, 702
5,437,984 1, 831,238
10, 250, 000
13, 500, 000
Percent
Increase /
Decrease
44.90
161.00
79.70
76. 50
50.80
37.70
31.70
2, 806,337
3, 250, 000
Average
Annual
Growth Rate
3.70
11.50
6.05
5.00
4.96
* Estimated
Source: Communitv Initiatives, Arif Hasan (Worked from GOP Census Reports).
Table 2: Housing Demand - Supply Gap
Factors Creating
Demand
Population Growth
Backlog
Replacement
TOTAL
Housing Demand
48, 000
34, 200
13, 000
96, 500
Source: Seven Reports on Housing, Arif Hasan.
Formal Sector Housing Supply (buildi'ng permits issued by various authorities)
was 26, 700 units per year between 1987 -1991 against a demand of 96, 500 units.
Note: Results of the 1998 Housing Census were not out at the time of the thesis.
Year
1941
1951
1961
1972
1981
199 1*
200 1*
An estimated 500,000 persons are added to the population of Karachi every year.
Another estimate puts the increase at 33. 000 households annually. This continually
adding number to an existing backlog has created daunting prospects of the problem.
(See Appendix I for Summary of Pakistan's Housing Needs)
Against a demand of 96, 500 units created by population growth, backlog and replace-
ment needs, formal sector housing supply was 26, 700 units per year between 1987-
1991, based on building permits issued by various authorities. The extent of demand-
supply gap in housing provision is also evident from the increase in katchi abadi
households from 227, 000 in 1978 to 465, 000 in 1988 and projected to increase to
960. 000 by 2000 (Hasan, 1992). Clearly, housing pressures are severe and the city is
faced with an acute housing crisis.
In the Karachi Metropolitan area, around 80% of land is owned publicly, and subse-
quently most squatters have been formed on public land. A significant implication of
public ownership of most land is that it can, through master planning, influence the
city expansion and structure urban growth.
The growth pattern of neighborhoods in Karachi in relation to income groups, is com-
plicated by the fact that though distinct, they have been formed rather uniformly
throughout the city. This is especially true for squatters which are situated in the out-
skirts of the city towards the West (Baldia, Orangi, North Karachi), colonies towards
East (Drigh, Landhi, Malir, Model Colony and Korangi township) and the North-
South, in close proximity of Defence Housing Society and Clifton which are high
income areas. Many other "pockets" in the city have been occupied by slums as well.
Middle class, as well as a proportion of high income groups, are dispersed in Housing
Societies towards North-East (PECHS, SMCHS, MACHS). Gulshan-e-Iqbal and the
more recent schemes like Gulzar-e-Hijri, Gulistan-e-Jauhar and Scheme 33 are located
in the corridor towards North-East and North-Karachi. High income areas also include
older colonies of British Bungalows (Garden, Lalazar) and later neighborhoods estab-
lished by the Karachi Development Authority (KDA Scheme 1 and 1-A, Karsaz).
1.3.2 Systems
As a consequence of new construction technologies, renewal processes, new collabo-
rations, demands and needs and a host of other determinants, the face of urban housing
is constantly changing at any given time. The structure of housing supply is affected
by such larger decisive factors as the housing policies (especially pertaining to ser-
viced land and housing finance), builder and construction industry and the overall
economy of the urban area. For major cities of developing countries like Karachi, this
situation is further complicated by interaction of various actor and interest groups,
political affiliations and subsequently related operations.
This section provides a brief overview of the present supply matrix of housing in
Karachi.
In order to comprehend the housing supply systems, it is important to define the con-
ceptual standpoint of the research. This inquiry uses a similar method as Mehta (1989)
who follows Turner (1976) and Baross & Martinez (1977) to break down the housing
supply process in terms of an activity-actor matrix for the city of Ahmadabad. There-
fore, it is the social organization within which they pursue their activities which
becomes the framework for classification of key housing producers. For the produc-
tion process of any housing the major components are land, material, labor. services
and utilities. In this regard, the actor-activity method lists four activities in relation to
the process of housing supply. These are: a) design and promotion, b) resource mobili-
zation, c) construction and, d) occupation and maintenance. The major housing suppli-
ers, as discussed below, are actively involved in these processes in varying degrees and
nature of operations. Therefore, the social production of housing can be understood by
relating the actors and the activities, and their interplay to secure the required
resources. Table 3 illustrates this relationship.
Table 3: Activity-Actor Matrix: Housing Systems in Karachi
Actors
Public Private
.e  Commercial
Agencies Sector
Individual Community Petty
Family Groups Landlords
1.Designand
Promotion
2.Resource
Mobilization
3. Construction /
Execution
4. Occupation /
Maintenance
Formal Sector Housing
Activities
0 *
0*4
0*e
0*e
* *
, *
* Informal Sector Housing
Housing Systems
Private
Family 3. Community
tracted) Groups
2. Site & Services 4. Devel
Housin
1. Individual family 2. Community 3. Pettv
(Squatters) Groups Landlords
5. Employer-Built
Housing
oper-Built
g C
Traditional
Court-vard Medium Rise
Houses 'Chawls'
Modern
Independent Western-Style
Houses Medium Rise / High Rise
Fig. 2 Structure of Housing Supply in Karachi and Private Housing Types.
Formal
Public
1.
Informnal
Individual
(Self-Con
Same as 2, 3, 4, 5
Housing supply system of Karachi can be broadly categorized as formal and informal,
within which five main groups can be identified. The formal sector is appropriately
defined by Johnstone (1985) as "that which is constructed through established institu-
tions and conventions and meets, indeed relies upon, the existence of legally based
building and planning regulations and property laws." 1 The informal sector is
explained as a housing which is developed through some form of illegal processes and
activities and does not follow to the statutory standards of construction. In reality,
however, there are frequent instances of overlap between the two categories. For
example. 'formally' built schemes not adhering to bye-laws or not obtaining the
required permission or legalization and upgradation of slums transforming their earlier
informal status to a formal one.
Formal sector can be further classified as public and private sectors. and again these
groups demonstrate certain activities that partly coincide. For instance, financing from
House Building Finance Corporation (HBFC) is used for private housing schemes or
Karachi Development Authority (KDA) projects are executed by private builders or
contractors.
Though subsidized public housing production has sharply declined, local city develop-
ment authority (KDA) is involved in the supply of commercial housing and have thus
not only been a part of most activities of the particular housing production. but also
provided competition for the private industry. The government sector is also responsi-
ble of land development, provision of infrastructure, like roads. utilities and parks and
credit for low income groups. Although the private sector participates in the construc-
tion process, the public sector schemes are executed with no involvement of the users.
This is true for many privately built projects as well, but quite often buyers are allowed
to make desired alterations.
A broad analysis of housing production reveals that the formal private sector is the
major contributor to market needs. This sector consists of five distinct groups. namely
individual owner-built housing. land sub-divisions with services. community groups,
employer-built housing and commercial developer built housing. Except for owner-
contracted housing, the other four groups also exist in the public formal sector. Infor-
mal housing suppliers comprise of (unregistered) community groups, squatter settle-
ments. informal builders and petty landlords.
According to Hasan, the largest number of houses in urban Pakistan are built by indi-
viduals through self-contracting. The scale of this operation can be judged by the fact
that in Karachi - where both public and private sectors are involved in housing - 16.
000 units, or 34% of the 48, 000 units required due to population increase, are con-
structed by individuals for themselves. Of these not more than 12% are for sale. In
other Pakistani cities, the percentage of owner-built housing is relatively larger than in
Karachi.
Developer created land sub-divisions though on the increase in cities of Punjab. have
steadily declined in Karachi,* because there are over 200, 000 developed plots lying
vacant in the city and its fringes. Majority of these plots, which have been developed
and sold in the market through balloting and auction by the KDA in different stages,
have been held by the people as a source of investment against rising inf :ion, limited
possibilities of investment in other sectors (for example in capital markets which are
high risk outlets) and a general social and cultural tendency of investment in land. In
Shah Latif Town alone, there are more than 40,000 plots that are lying unoccupied
despite the fact that it was developed in 1980. In addition, some of this land does not
have infrastructure connections or is not built upon due to lack of credit facilities avail-
able to the owners.
A major change that has occurred in the land market is that land is now considered as
a tradable commodity and not an asset. The city center land which most middle
income groups would prefer, is too costly .to develop whereas land on the periphery of
* In Karachi, where the private sector developed sites and services constitute a larger percentage of
the total housing produced than anywhere else in Pakistan over the last decade - only 7, 000 plots
were developed annually between 1981-1990. This constitutes 14% of such development, is built
upon, and as such in real terms the contribution of such development to the city's needs is no more
than 2.8%. A situation similar to that in Karachi prevails in other Pakistani cities as well. (Arif
Hasan, "Home to the homeless - a fundamental raison' detre of Pakistan!" The News, 25 Oct.
1998).
the city is beyond the reach of the poor. Consequently, developed land is bought and
held for speculation by professional speculators and high income groups in or near the
city. or by the middle classes on the city edges.
A similar situation prevails in land development projects of the public sector, the main
issues being small number of projects as compared to demand, highly priced land on
open market and failure to cater to the target group.
Though required in Law to provide housing for 20% employees, most private and pub-
lic formal sectors only give a housing allowance for rent. Available data indicates a
total of approximately 1, 200 employer built units produced annually. High cost of
accessible land, absence of credit or tax cuts are the key constraints in generation of
employer built housing.
The community group is characterized by a collective objective for housing provision,
improvement and benefits, and functions on the basis of group priorities and concerns.
The community group may comprise of forral registered bodies like co-operative
housing societies, or informal groups formed through neighborhood, social or occupa-
tional commonalities. Cooperative Housing Societies are not a developed institution in
Pakistan like in India, as shall be discussed in the following pages.
Existing distribution of housing stock clearly indicates a growing importance of the
private commercial sector more commonly referred to as 'developers / builders'. Such
a trend implies a change of housing from a consumption good to a commodity - the
house as a product. While individual or community group work with the motive of util-
itv maximization, developers often aim for profit maximization. Conway (1982) sug-
gests a need to understand the consequences of such commoditization and the reasons
which have promoted this process.
With most of the formal housing beyond their affordability and catering for middle
and higher income brackets, the low income groups are left with the only alternative of
living in unauthorized housing settlements of temporary 'hutment'- the katchi abadis
or squatter settlements. The characteristic feature of these settlements is that land is
illegally appropriated by a group in a short time (usually overnight) for their own
needs or by a 'slumlord'. The central role played by katchi abadis is evident from the
fact that they accommodate an estimated population of 4, 000,000 - an increase of over
400% over the 14 year period. "The phenomenal growth and development of these
informal settlements is a testament to the drive and initiative of the poor, and their
ability to forge affordable housing solutions." 12
Recognizing the efficiency and demand responsiveness of katchi abadis government
policies have been geared to regularize, and upgrade existing settlements and in partic-
ular NGO involvement and pilot projects have provided hope for slum dwellers.
The petty landlord group represents the individual owner whose scale and nature of
activity is small and informal. As opposed to private firms, a petty landlord may sell
small number of single units or properties in fairly low and lower- middle neighbor-
hoods to make profit. Informal builders are more organized groups and who may be
involved in considerable building activity. They are known ~ir violating building regu-
lations and standards.
Conclusively, it is evident from the analysis of existing trends and estimates of the
structure of housing supply in Karachi, that the most dominant producers are the pri-
vate formal sector providing for the middle and high income groups and the informal
sector catering to the needs of the low income segments.
1.4 Co-operative and Commercial Housing for the Middle Income in relation to
Apartment Typology.
In order to trace the trends in middle income housing over time (and with specific ref-
erence to medium rise housing), the evolution of urban housing types and delivery sys-
tem is reviewed from the pre-partition period to the present. This would help to
understand the emergence and role of private commercial developers and Cooperative
Housing Societies, as providers for the middles classes.
Urban planning strategies during the colonial rule, as evident even today, were regula-
tory and not developmental in nature. Separated and far from the old town and placed
near all major trade centers, the "cantonment" housed the military personnel and civil
administration. The "Cantt", present in all major Pakistani cities, followed European
planning standards and formed wholistic societies - they were homes away from
home. The independent stone constructed and sloped roofed "bungalows" with spa-
cious compounds and servant quarters, and the smaller unit "barracks" for soldiers,
formed the cantonment area.
The old town, on the other hand, was composed of closely packed two - three storied
structures juxtaposed around entwined lanes, mixed with lively trade activity along
main streets. The merchants, small traders, and artisans lived here. In time, rapid pop-
ulation growth and overtaxed services led to expeditious deterioration of the old town.
Earliest private efforts can be tra --d from 1880's onwards when these petit bourgeois
of merchants and others supported by the British were allowed to purchase land out-
side the old town (mostly between the old town and cantonment). The result was an
urban expansion consisting of villas, tenements, chawls, courtyard houses and tempo-
rary 'hutments' or katcha housing in combination with increased commercial activity.
and which came to be known as Saddar. Although this development created a more
cohesive urban fabric, it also further divided social groups in specific areas.
Though the old town was still crowded, most of the population at the beginning of the
nineteenth century lived outside of it. When the local elite moved out, many of them
constructed "villas", which were essentially smaller versions of the British bungalows.
The were build of stone or brick with flat concrete roofs and a colonnaded entrance
verandah (usually one -two storied high). They were enclosed by boundary walls with
a narrow strip of space around- a bye-law introduced then by the British which is still
largely followed. Like the bungalows, villa settlements were also planned in a grid pat-
tern and lacked retail activity. In a broader class distinction, the local elite who lived
there were the upper middle class who had created their own 'enclaves.'
Tenement blocks along main streets built by the British were made available at low
prices. These were usually one room accommodations in linear arrangement, also built
of stone or brick with sloping roofs, and sometimes having wind catchers. The ground
floor was given for commercial purposes. Low-rental housing in the form of a more
traditional tenement was the "chawl" developed by both government institutions and
private entrepreneurs. The chawl were two-four storied stone buildings with single
room apartments and common services. The rooms were configured around an inter-
nal courtyard, circulating along a passage way and with small hanging balconies on
the either side of the room facing the street. They were stone buildings, with tiled
roofs laid on mud, supported by bamboo battens. Balconies projected on the first floor
held by wooden struts or brackets, sometimes elaborately carved. Lattice screens on
the upper floors and roof ventilators were other common features.
Family apartments with two and three rooms -eparate services and similar planning as
the chawl type were also common. (Two room apartments had separate kitchen and
bath on either side of the room accessed through the verandah but a shared WC. Three
room apartments had all three facilities separate). After independence, however, con-
struction of chawl housing completely stopped and existing chawls rapidly deterio-
rated (especially the degeneration of the courtyard space from the 50s onwards - used
for parking, construction of storage space and installation of ducts). This has been
explained as a probable result of the Karachi Rent Restriction Act 1953, after which
chawl housing was not a profitable investment anymore, or even to the fact that for the
new migrant Muslim families, with privacy requirements for women, shared services
were not appropriate. It is for this reason', that three bedroom apartments with com-
pletely independent services were seen even after partition. Another explanation
maybe that in the early part of the twentieth century improvement in harbor facilities,
transportation and communication led to trade boost, and that the majority of chawls
were executed by industrialists to attract migrant labor. Afterwards when labor was
adequate, incentive for low-rented housing provision declined. However. studies show
that the chawls were equally occupied by lower-middle and sometimes the middle
income groups.
Single storied courtyard houses were also a part of Saddar and accommodated mostly
joint family middle class households. The areas of such housing were unplanned clus-
ters of "nohallahs" inhabited by immigrants, ex-residents of the old town, small num-
ber of low-income families and occasionally forming neighborhoods of specific
groupings (religious, community or others). Hutments made of straw or pieces of
wood or kutcha dwellings made of mud, were concentrated outside the old town.
Studies of the city center at present show conversion of ground floor of residential area
into warehouses and the floor above as accommodations for the migrant single (male)
wage laborers. Thus, densification and degradation of the city center led to complete
evacuation of middle classes, replaced by low income migrant community. The reason
is the expansion of the wholesale markets to serve the increased population (from 400,
000 in 1947 to 10 million in 1991), and expansion of port activities in the last five
decades, requiring :orage facilities which were not developed. Due to the old city's
proximity to the port and commercial functions, it has transformed into a major depos-
itory of the city. Buildings of historic valued have been demolished or left to disinte-
grate. The ambience of community life created by the middle classes in the past has
been replaced by an inauspicious social environment, composed of gambling dens.
prostitution and drugs.
The post independence period evidenced a massive influx of refugees from India,
majority of whom were economically unstable. They also consisted of a large number
of educated professionals and families ('Urdu speaking') who left their homes and
property in India and now formed a part of the Karachi middle class. Karachi's public
sector housing policies have been strongly framed by the influx of migrants after Inde-
pendence 1947. In addition, public servants, industrial workers and labor from North-
em Pakistan poured in the new capital, creating a considerable housing shortage. By
1959, refugees constituted about 65% of the total population of Karachi. 13 This was
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followed by overtaking of the cantonment buildings and Hindu refugee properties.
construction of "quarters" for civil servants and refugees, eventual development of low
income squatter settlements and formation of Housing Societies. The period after
Independence is characterized by the public sector as the dominant provider of hous-
ing and the extremely limited role of the private sector.
In the decades that followed are marked by execution of various housing projects,
important among which are: suburban integrated communities called "Township"
quarters, "Utility Wall Development" (UWD) with services on core walls and small
plinth area, "Open Plot Development" (OPD), slum upgradation programs, for low
income groups; Industrial Workers Housing, and creation of new elite residential
areas. Analysis of the strategies involved in these projects reveals the conceptual and
practical discourse in both private and public policies and project results. It also dem-
onstrates an ever increasing gap between plans and implementations.
Of special importance here with respect to middle income group, is the Karachi
Metroville Project which was intended as a mixed income settlement. Four metrovilles
per year were planned, each housing 50, 000 persons. Essentially, it was a 'site and
services' scheme with civic amenities such as health, education and possible employ-
ment generation. The Metroville aimed to promote incremental building by owners as
well as providing them with technical assistance and house building loans. Experience
of the first Orangi Metroville was not very promising, however, due to slow occupancy
rate and hence the lack of expected community participation, deteriorating services
and insufficient financial support for residents. Though planned as a mixed income
area, the emphasis of the project was on catering for the low income groups. A survey
conducted in November 1979 established otherwise- about 56.8% of the residents did
not fall in the target group category, defined then as earning Rs. 1000 or less per month
(Islamuddin Siddiqui, 1980). A later survey in October 1984 indicated that a large
number of low income families had moved out and almost all were second owners in
the middle income range. They had demolished the utility walls and constructed
houses similar to the ones in the middle income areas of the city (Hasan, 1991).
More often, however, we see cases of purpose built low income housing projects
acquired by the lower middle or middle classes due to better affordability, the advan-
tage of being aware about such schemes and corrupt practices within public agencies
which allow purchase by people other than the target group. The concept of relocating
squatters in medium rise apartments on the land they populated in the inner city, was
attempted in the 1970s in the colonies of Lyari and Lines. 14 After demolishing a small
segment of squatter housing and constructing an insignificant percentage of the pro-
posed flat, the schemes were discontinued because the cost of units was beyond the
affordability range of the colony dwellers. These apartments were taken by a new
income group, while displaced squatter residents moved into plots in the illegal subdi-
visions on the periphery of the city.
In either case, whether low income groups are replaced by middle classes or the
intended low income schemes never reaches them, it is indicative of the fact that suffi-
cient housing is not available to meet the needs of specifically the middle income
groups.
Under the direction of the Greater Karachi Resettlement Plan (1958-60) to plan for
housing needs, the Karachi Development Authority developed land for the middle
income between the two newly formed industrial townships for refugees (Landhi Kor-
angi and New Karachi). It was away from the city center and not the most desired
location, especially for constructing their own houses. Other land schemes for middle
classes like the Mehran, located in desirable areas of the city (near PECHS and the
arterial road Shahra-e-Faisal), because of the very high value of the particular land,
have succumbed to Government fraud since mid - 70s, and not been handed over to the
buyers.
In Karachi, the Co-operative Housing Societies (macro neighborhood plot schemes
accrued with benefits of subsidized land and building loans) were the major suppliers
of housing for the middle income households (1950s to early 70s) and which took
place through private efforts. The 'society' neighborhoods later incorporated high
income groups. With regards to these, two things may be kept in mind:
- In case of Pakistan, especially Karachi, the definition of the Co-operative Housing
Society has a very specific meaning: is different from the commonly understood
idea of community groups or families collaborating and mobilizing resources to
provide housing. In Karachi, the initial procedures of obtaining bulk land, its sub-
division and distribution was partly based on cooperative methodology, that is it
had registered number of members who were initial office bearers of the manage-
ment. However, after the land was sub-divided and allotted, its affairs of service
provision and land use control were assigned to the KDA and maintenance of
municipal services was given to KMC, while the cooperative became slowly
redundant. Khan (1970) explains that large tracts of government owned urban land
were allocated to Societies on long term leases at a nominal rent or sold. House
Building Finance Cooperation (HBFC) provided soft loans to buyers for building.
Cooperative Housing Societies developed together over 6000 acres of land. They
prepared their developmental plans, constructed roads and provided essential ser-
vices in their respective communities. The leases of plots of land were either sold
or auctioned. Individual purchasers were asked to build their house according to
standard plans or in accordance with other defined regulations.
- It is also important to determine the distinction between Co-operative Housing
Societies and Co-operative House Building Societies. The difference between the
two is that the former purchases developed land while the later only buys or builds
houses. By 1969, their were 225 Co-operative Housing Societies and 16 Co-oper-
ative House Building Societies in Pakistan, registered under the Co-operative
Societies Act. 15 However, the last thirty five years have seen substantial change in
the scale and nature of the co-operative network, as discussed below.
According to Christensen (1985) plans for establishment of housing societies in Kara-
chi and Lahore had already been made before Independence but with limited success.
The reason was the prevailing class based housing distinctions, discussed earlier. The
wealthy preferred the bungalows, the upper middle resided in villas and sometimes
courtyard houses, the middle income primarily lived in courtyard houses and to some
extent in chawls which were largely lower middle class dwellings while the poor pop-
ulation were slum inhabitants. "The emergence of a new middle class engaged mainly
in civil service, trade and a growing industry, formed the basis for taking up the old
ideas, based on garden city ideology. Such settlements grew up beyond the villa dis-
tricts of the upper income groups and consisted of a number of colonies or 'kothis,'
build by private Housing Societies and government agencies, especially during the 50s
and 60s." 16
Z.A. Khan (1976) describes the early pattern of Societies as the economically planned
compact housing blocks with straight roads, and which developed the earlier intended
amenities very slowly (shopping, schools, hospitals) so that the residents had to
depend for most of their needs on the old "municipal quarters" causing "an enormous
transverse flow of traffic and a huge waste of money, time and temper." 17 The growth
of Housing Societies together with the quarters also present another reason for the
transformation of the city center into a huge commercial zone.
Ruaduck explains the defects of Housing Societies after their inception as failing to
coordinate separate estates and control their development. He also rightly notices the
planning as "over-roaded." Though plots remained vacant for some time, but with
growing needs and owing to the fact that leases were being given at a non-profit cost
of development (Rs. 0.375 a sq yd) and sold out at the black market at Rs. 20 - 25 per
sq yd, soon led to massive speculation of land. These may be the most important rea-
son for Housing Societies becoming middle income areas. Purchasing cheaply avail-
able land, using soft loans for building and the possibility of getting high rents became
an investment. By 1975, the rent of an independent house in a housing society (around
Rs. 125) equalled to that of bungalows and villas (Z.A. Khan, 1976).
Many of the societies like PECHS (Pakistani Employees Co-operative Housing Soci-
ety), SMCHS (Sindhi Muslim Co-operative Housing Society) and Mohammad Ali
Society, now in central urban locations and well-equipped with civic amenities have
turned into one of the most expensive properties of the city, accommodated by old res-
idents as well as high income groups. Societies such as Defence Housing Society
developed later, due to its farthermost location near the sea, and have become exclu-
sively high income areas. Nazimabad. on the other hand. because of being surrounded
by politically active low income areas, have turned into lesser desirable residential
zone. Nazimabad comprises of mostly old residents in the middle income bracket. A
recent phenomenon in many older Societies is the selling of larger plots by the owners
to builders who would divide the plot into smaller segments, construct independent
units and sell them for an appreciable profit.
In the decade between the early 70s and early 80s. self sufficient schemes were pre-
pared by KDA further away from the center, namely. Mansoora, Taimuria, North
Karachi, Gulshan-e-Iqbal and Kehkashan. Especially Gulshan-e-Iqbal has spread tre-
mendously in the last twenty years and accommodates all ranges of middle income
groups. It consists of both independent units and apartment projects.
New schemes of Cooperative Societies have indicated lesser success. According to
Arif Hasan, "... they have been misused by formal sector developers for promoting
land speculation. not paying back their loans and relaxing membership rules and oper-
ational procedures. Their large sizes makes them an easy prey to being captured by
powerful vested interests and the 'land mafia' backed in recent years by drug
money...." 18 He cites the example of Scheme 33 in Karachi (early 1980s) which was
given to a number of Cooperative Societies. 85% of the 70, 000 developed plots are
vacant and most of the Societies are being controlled by Karachi developers. Others
like the Aga Khan Housing Board has built about 1200 flats for middle and low
income group.
Comparatively, in other countries of South Asia like India and Bangladesh housing
cooperatives evolved as a smaller scale activity where people came together to manage
and mobilize available resources in order to gain access to land, housing finance and
generate the housing product through a strategy of utility maximization. Indian hous-
ing policies has always supported such cooperative ventures of house building activity.
The First Five Year Plan of India stated, "We lay special emphasis on Cooperative
Housing Societies not only because they can mobilize private capital, which otherwise
would remain dormant, but because they open way for aided self-help in the construc-
tion of houses which should be encouraged for reducing the cost as much as possible."
In India by 1988, there were over 41, 000 housing cooperative societies with around 3
million members and a working capital of Rs. 16 billion (Badshah, 1993). Presently, in
New Delhi alone there are over 2, 000 registered Societies. After the enactment of
Urban Land Ceiling Act in 1976 providing for imposition of ceiling on vacant land,
their was a fall in registration of Societies. The Indian government realized this and
passed another legislation for grant of exemption to excessive landholders under cer-
tain conditions, in return for sale of land to registered Cooperative Societies. To con-
trol land speculation as a result of this enactment, the government further refined the
guidelines. Earlier projects of Cooperative housing consisted of low-density develop-
ments with either independent houses or detached tenement type housing. Recent
trends have shifted towards apartment schemes in tune with rising land and construc-
tion prices.
It is important to note that the promoters and benefactors of Co-operatives in both the
different contexts of India or Bangladesh and Pakistan have been the middle classes.
As early as 1964, Charles Abrams had pointed out that cooperatives offer a promising
solution for developing countries because they make use of social patterns based on
community ties and groupings. Therefore, group efforts should be promoted in the
urbanizing process or such tendencies would gradually disappear.
Lack of space in central urban locations and high price of land in these preferred areas
also led to the increase supply of high density apartments, which was the only way to
acquire such prime locations. In addition, changing social preferences and needs, such
as improved incomes, stage in family cycle and growing number of nuclear families,
western influence, lack of time of willingness of consumers to spend in house con-
struction and convenience of purchasing a ready-made house are also important fac-
tors that played a part in promoting apartment housing. Moreover, the absentee buyers,
that is the wage earners in the Middle East and other countries contributed towards
increasing the demand for apartments, and possibly the price increase of these
schemes. Particularly in Karachi, with occasional bursts of ethnic violence and
increasing crime rate, apartment housing may have been perceived as a more secure
housing choice. The above mentioned spectrum of advantages are specially significant
for the middle income groups. Cooperative apartments can additionally, provide hous-
ing solutions tailored to their particular needs, by using private sector resources,
enhanced community affiliations, shared financial responsibility and sometimes facili-
ties in the scheme which households cannot afford individually.
In Karachi, not only the system of Housing Cooperative Society has experienced fail-
ure in recent times but the institution of (smaller scale) cooperatives, on the lines of
joint ventures of households to build housing, was never developed formally. Though
there are occasional instances of such endeavors, the establishment of cooperatives is
discouraged due to limited cooperative financing, difficult procedures and legal issues
for obtaining necessary permissions, bottlenecks in land acquisition and above all
ignorance of possibilities and organizational incapabilities of middle class families.
Cooperative projects are probably the most viable solution for the provision of afford-
able housing for this social group.
This brings us to the commercialization of the housing market, that is the emergence
of private capitalist developers and the phenomenal increase in the production of
medium rise apartment projects in Karachi. The major shift in the supply process of
the private sector was increased commercialization led by builders and developers,
whose profile would be discussed in detail in Chapter 2. As we have seen, the urban
housing development of Karachi is marked by considerable change in the roles and
relationships between different sectors. The public agencies performed most housing
functions during the period after 1947, when the private sector was weak in financial
and technical aspects. In 1947, it is reported that there were less than twenty-six
private sector developers in the country with very constrained financial resources.
(ABAD record files, unpublished source).
J.A. Khan (1984) explains that the construction of flats in Mansoora (Scheme No. 16)
marks the era of multi-storied apartment housing in Karachi which came through the
decision of KDA in early 60s. KDA announced a policy to provide multi-storied apart-
ment sites on one side of the main roads in all the new development schemes. Along
the Super Highway in Scheme 16, KDA for the first time, allocated land for medium
rise apartment housing by inviting applications from the builders who were interested
to construct flats for sale to the public on individual basis. As a result of this proposi-
tion, nine construction companies applied and were granted land in 1964. These pri-
vate developers later became the pioneers of multi-storied apartment housing in
Karachi. They also played a significant role in easing the way for future of apartment
development in the city by drafting legal documents which gave title of flats to the
individual buyers. The legal marketable title opened the door of loan facility granted
by the HBFC for the buyers. The private developer Al- Azam Limited played a leading
role in the formulation of these documents. Owing to the success of this project and
increased demand, KDA invited applications from the private developers for allotment
of apartment sites in 1972. Many builders applied for the allotment of land for con-
struction of flats, and thus the mass development of medium rise housing was started.
From 1970's onwards the private sector emerged as the most active builder in the city.
The Association of Builders and Developers (ABAD) was formed in 1972, and is the
only registered trade organization of private builders and developers in Pakistan. The
Association operates as the platform to work towards common interests of developers
and describes its basic functions as, "providing shelter to people, promoting the hous-
ing industry, coordinating between its members, the government and other concerned
agencies for better relationships. To develop spirit of cooperation and coordination
amongst its members and to deal with everyday problems of its members arising out of
their work as builders and developers." ABAD also publishes a monthly magazine
titled Shelter which primarily voices the concerns and agendas of the builder
community.
The rise of the private builders is also evident in the fact that the rate of ownership
housing considerably increased, according to the 1980 census. from 48% in 1961 to
68% in 1980. Subsequent surveys indicate that percentage of households living in
their own homes continues to increase in the country.
The factors that propelled this change and provided a climate for private construction
industry are summarized as follows:
- Changing government policies and approach, recognition of the private sector as
an important housing producer, to cater for the needs and demands of the growing
population.
- Noman Ahmad explains that the focus on industrial site development, especially
manufacturing led to varied construction activities, and hence greater opportuni-
ties for the private builders. In time, financial resources were more readily avail-
able to developers due to stability and growth in capital markets. The purchasing
power of a large population improved after 1970s. Remittances of expatriate fami-
lies and workers (especially in the Middle East) and purchase of apartments
mostly as investments, is one of the main reasons for the increased demand. An
ABAD report narrates that when the free flow of remittances from the Gulf States
began during this decade, the real estate market in the urban centers especially
Karachi, boomed at an exponential scale and at an average of 10, 000 - 15, 000
housing units were produced by the private sector each year. During this power
block, from early 70s to mid-80s, the government provided land and services,
while the private sector consolidated their position as the housing producers. They
also began to jointly dominate and affect certain land-use policies and urban land
development plans.
- Changes in the demographics of the city also led to increase in demand. Residents
of the inner city (Saddar, Kharadar etc.) moved to outer areas of new apartment
constructions, due to rapid commercialization and deterioration of the urban
centers.
* According to news reports between 1978-79 (Dawn and other dailies), the Nation-
alization Act of 1972 inflicted considerable damage to private entrepreneurship
which had a direct repercussion in the form of rising investments in land markets.
The scandals and corrupt practices in other investment sectors also limited the
flow of private capital into such channels. In 1989, as an outcome of a major scam.
the public lost as much as Rs. 700 million (US $44million) in the bungling of
forged investment companies in Karachi alone. Similarly, in 1991-92, the coopera-
tive banking scandals caused further damage to the capital markets and more than
10, 000 investors were directly affected. Such malpractices promoted the real
estate business, although this scene was also not exactly free from such trends and
many bogus housing schemes were floated.
- As discussed earlier, over time large private community based ventures like Hous-
ing Societies considerably declined.
- Land, particularly within the preferred city limits, and construction prices
increased, making single houses economically unfeasible for middle income
groups. Apart from occasional group efforts of middle income families to cooper-
atively construct a small number of flats, for the majority of households the only
alternative were costly rental houses and apartments or to work towards the pur-
chase of developer-built apartments. With more incentive for home ownership
coupled with advantages of apartment housing, and if equity or debt was available.
the latter was clearly a more desired goal for most middle class households.
- This new type of housing required more technical and organizational skills pro-
vided by the developers.
- The need to move from low density to high density due to population growth and
expensive land, in addition to considerable demand, the private industry soon
turned into a low risk and high return business. High profits for builders were recy-
cled to yield more projects.
- Land was available to builders from KDA at well below market prices till the early
80s. Presently, plots are auctioned in the open market for large residential (over
400 sq yds), commercial housing or industrial purposes.
Conclusively, it can be said that the process of commercialization of housing in Kara-
chi was a result of internal factors related to buyers like affordability criteria, prefer-
ences; and of external agents in terms of overall direction of the housing market like
nature of need and demand related to supply conditions, disposal of housing finances,
profitability and the complex interplay of these forces.
The following Chapter analyzes the characteristics and concerns of the builders and
the middle income groups, and the workings of the housing market in relation to apart-
ment production.
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CHAPTER TWO
Apartment Housing Market for the Middle Income: Participants and Processes
It is established from the preceding discussions that housing provision involves a wide
range of actors with different objectives and motivations but a common purpose of
house building. The list of stakeholders include builders / developers, real estate
agents, informal and formal financiers, building control authorities, law enforcing
agencies, bureaucracy of the provincial governments, professionals and the end-users.
The mix of these individuals and organizations changes from time to time in response
to land and building availability, financing tools, tax laws, the policy and regulatory
environments and other factors. Conversely, housing provides continually attempt to
influence those same factors to their advantage in order to maximize their ability to
deliver the housing which most fits with their goals. This give and take is important,
because the best conceived financing system or the most clearly defined housing pro-
gram will not produce any housing if some member of the development community
cannot or will not use it. In order to be effective as a planner or designer in the housing
field, it is vital to understand the nature and motivation of the various actors engaged
in the supply process.
This section would concentrate on two key participants in relation to the others: the
buyers and the builders, and arrive at the understanding of processes in the production
of apartment housing in Karachi. Analysis of present processes in relation to the
recent past will determine changing market trends and the forces driving these shifts.
2.1 Participants
2.1.1 THE BUYERS:
As mentioned earlier, government policies and initiatives have been focussing on the
poorer sections of the population, and as we shall see in the following sections, the pri-
vate sector production pattern has begun to concentrate on serving the rich. This situa-
tion has hurt the middle class who without access to inherited wealth or conception to
informally appropriate public land, is largely excluded from both the systems, and
does not have the advantages of easy access to housing or building incrementally and
raising resources on disadvantageous terms. Speaking on the same issue Monte
Cassim and Kyaw Sunn Wynn (1991) write:
"Another major weakness common to many Third World metropolitan housing pro-
grams is that pre-occupation with the urgency of addressing shelter provisions for the
urban poor clouds the fact that housing demand, especially under conditions of rapid
metropolitan growth, is generated across all the socio-economic strata of the metropol-
itan population. In particular, the lower middle and middle income groups, whose
numbers are large and may account for anywhere between 45- 60 percent of the met-
ropolitan population, may hold the key to alleviating metropolitan housing stress. This
is an area that merits further study in the field of Third World housing." 1
In addition to the public sector's indifference and uninterest towards housing programs
and policies catering for the middle income, there is an evident lack of research and
data on this income group. Interviews with middle income (apartment residents) in
Karachi helped to understand better their social and economic profile. In addition,
Karachi is the author's home city and as such the author has been aware of their char-
acteristics as a group and issues concerning them.
The estimates of the Applied Economics Research Center (AERC, 1999) at the Kara-
chi University indicate that at present 40% of Karachi's population belongs to what it
defines as the middle income group, while 48% to low income groups. This corre-
sponds to regular monthly incomes calculated by AERC for middle classes ranging
between Rs. 10, 000 to Rs. 25, 000. a rather crude parameter used to classify the
group. Households above this bracket are considered as high income, and below as
low and lower-middle income categories. This categorization includes the upper mid-
dle classes whose monthly incomes can be said to range between Rs. 18, 000 - Rs. 25,
000. Therefore, a working definition of the middle class of Karachi that are a subject
of this research, can be defined in terms of their income, aspirations, education and
approximate value of net assets, as follows:
"Fixed salaried households with regular monthly income of Rs. 10, 000 to Rs. 16, 000.
Their net savings and assets (jewelry, car, land), depending on various factors such as
stage in life cycle, family size, working members, investments etc. can vary between 6
lakhs to 20 lakhs. They may have invested earlier through land purchase in urban or
rural localities, and commonly keep part of their finances in government "National
Saving Schemes", which gives higher interest rates than commercial banks or other
financial institutions. This social class comprises of educated families, most of whom
are professionals or have received college education. Middle income families aspire
and save for good education and marriage of their children, ownership of a transport
means (car, motorbike) and a home."
Mostly, children of middle income families are either reasonably good performers or
high achievers in school and college. In a country where few professional universities
have led to considerable competition and admission of only the highest scorers, chil-
dren of middle class families study for long hours - their college education choices are
limited and difficult and their future depends on it.
Compared to higher income and certain low and lower middle income groups, greater
number of working women belong to middle class families. It is also seen that this
group gives equal preference to higher education for women. With opportunities of
work abroad leading to increased incomes and better standard of living, especially in
the United States, Canada or the Middle East, a large proportion of middle classes
strive to, and often successfully, migrate. For a developing country like Pakistan with
an already low literacy rate, this is a loss. One can stipulate that a closely related rea-
son for economic discontent and decision to migrate, is not owning a home, having to
pay substantial rents and minimum savings from earnings. Insufficient savings for
most middle class families presents a disturbing state of affairs. These have to provide
for education, marriages of children and old age.
The case of this middle income sector of the population is a complex one, because
unlike the rich or the poor, which are rather 'fixed' segments of the society, middle
classes transit more readily into upper or sometimes lower strata of income classes.
Though any section of a society has the probability of climbing up or down the eco-
nomic ladder, but it is more true for the middle classes. Owing to their education and a
constant struggle for the better, or after their children have secured good jobs at home
or abroad, they may enter the economic status of upper-middle or high income groups.
Conversely, for example, with a sudden loss of a job coupled with rising inflation or
death of the earning member, many middle class households head downhill. In few
words, the middle income group is more likely to change its status, for better or worse.
In archi,--ctural and planning terms, therefore, it seems to be difficult assess or deter-
mine the most appropriate solutions for this group, who may be able to afford a certain
amount towards home ownership of particular characteristics at a given time, but
aspire for more and which may be affordable to them in few years. For planning pur-
poses, therefore it may be important to define "affordabilities" of middle classes in
these different stages and greater assessment of the market. In architectural context.
this may mean more variety in housing products at different prices.
It may be added here that classification based on income distribution and designing
housing schemes solely on these terms, has often failed to cater for the target group.
As discussed earlier, in Karachi there are examples of projects aimed at providing for
low income groups but were occupied by middle classes. Such cases arose due to
affordability assumptions based solely on arbitrary definitions of willingness to pay.
For example, the Master Plan for Karachi Metropolitan Area, 1970 (in order to estab-
lish the "low cost house types"), linked the definition of low income groups ("house-
holds earning less than Rs. 500 per month and forming approximately 80% of total
population" in 1970) to the description of "low cost housing" ("housing costing less
than Rs. 15000 - minimum house of 2 rooms with minimum amenities"), as being
affordable to this group. It was not investigated whether this group would actually be
able to pay this amount. Formal figures claim that these groups can pay up to 10 -12%
of their incomes, other studies indicate earnings are so low that inhabitants of squatters
often borrow to meet daily needs (Van der Harst, 1974). Briefly, categorization of
housing types should not merely rely on the possibility of a group to pay based on
income sizes. It also has to be realistically determined as to which income group can
own or rent a particular house type.
Class relations are not only established on the basis of incomes but also on the social
status, as to what kind of work an individual or group does. In Karachi, such a social
division leading to recognizable income related neighborhoods is most pronounced.
Class based spatial polarization within the city has taken place over a period of time
with movements of households to various areas, owing to a range of different factors
shaping preferences to move to certain areas as discussed below, or forced evacuation
in case of low income groups. It is perhaps due to this marked urban separation that
the HBFC determines income groups on the basis of area of occupancy and not on
actual income levels (Appendix III, Table 4). Such a method of income categorization,
while avoids the problem of effectively assessing an applicants income, fails to deter-
mine cases of upper income families acquiring housing in middle income localities.
Home ownership has great significance for all social groups in Pakistan. As an asset, it
indicates security and a symbolic value of stability. It means, as many middle class
families point out, "not throwing away money for rent and not worrying about rising
rents." However, decisions regarding home purchase, as housing professionals have
pointed out are shaped by willingness as well as ability to pay, and is not dependent on
the simple co-relation of housing price and affordability. Factors affecting willingness
of Karachi middle classes are, for instance, whether the same resources should be
spent on education of the eldest son abroad or whether it is more important save for
dowries for the daughters?
Rao (1979) postulates a "five-tier" category of major income groups to compute the
firm demand for housing for each, where the second and the third can be said to repre-
sent the ranges of middle incomes.2 The second group is thus, "households that can
put up a part of the resources from current incomes and whose funds need to be made
good by loans from institutions." The third group in this classification consists of
"households incapable of raising funds to meet their housing needs from current
incomes, and are dependent on assistance or loans from provident and gratuity funds
in addition to the bank loans, possibly available at lower and differential rates of inter-
est."Above and below these groups are households that are either self-sufficient or reli-
ant on external help completely. According to Rao, such a five-tiered categorization of
housing in relation to income sizes may eventually lead to rational and pragmatic
housing policies at the micro-level as well as at the macro level.
For Turner (1976), who distinguishes three types and levels of social situations for
migrants in Third World cities (which fits with the description of middle classes in
Karachi, mostly 'Urdu Speaking' migrants or 'mohajirs' from India - 1947 and Bang-
ladesh - 1971), the m dle income group is the third stage "status-seeker" whose first
priority is a house of good quality, location and tenure being less important. For the
first phase "bridge headers" (with very low incomes and seeking housing in the city)
and the second stage "consolidators" (with low incomes but who has gained a rela-
tively firm foothold in the city), priority is placed on location and tenureship respec-
tively. According to Turner the only way governments can match housing to the
particular needs and priorities of various target groups is to directly involve them in
urban planning. He saw the participatory nature of self-help housing as creating flexi-
ble well-organized communities with adaptive housing systems, that is - housing as a
process. The government's task, he proposed, in planning is mainly to guarantee a
continued access to the essential housing resources such as land, material, credit and
technology. The Marxists were those who criticized Turner's theory and particularly
Burgess (1978) accused his recommendations as merely serving to maintain the capi-
talist mode of production. The Marxist-Turner discord has remained a central ideology
debate of the scholarly housing literature and would not be discussed here, but one
particular issue is of interest to the subject of the middle income group.
In elaborating the inherent deficiencies of Turner's approach Burgess argued that the
urban poor cannot benefit by legalization and upgrading of their spontaneously created
settlements. The reason is that once established and consolidated, these settlements are
often penetrated by the capitalist system as more affluent groups begin to take interest
in the houses and plots. The self built units, incrementally added to and improved,
change over time from potential to real commodity and acquire an exchange value
defined by the capitalist market. Therefore, the original low income families are
slowly replaced by middle income families, who buy the houses at a much higher
price than the initial input. It is held that the native settlers who build upon the land
often do not benefit from these price escalations- it mostly benefits the speculators and
the middlemen.
The transformation of a low income neighborhood is a reality in many cases but not a
rule. For the case of Karachi, there have been more cases of middle income acquiring
housing or land meant for low income groups, but members of this group have very
rarely transited into an upgraded and regularized low income settlements. Moreover, it
is mostly the lower middle income group who may move into these neighborhoods.
There are innumerable examples in the city (Lyari and Lines area for example) of
petty contractors, taking these, now legalized plots, from low income families and
building 4 - 5 storied apartment blocks, in return for which the owner family would be
given an apartment. Whether such a process is exploitative or adding to the housing
need, is a matter of interpretation. As living environments, however, such develop-
ments often yield unsympathetic built forms - mostly too small and butted against
existing structures leading to privacy problems in planning and poor climatic condi-
tions.
Conversely, Turner's description of the middle income as a class whose priority is
quality rather than location or tenure, is evidently a simplistic generalization. For as
large a city like Karachi, with poor public transport system and constantly rising rents;
accessibility to workplace, schools and amenities and ownership of residence are
important factors.
An eminent sociologist Peter Rossi (1955) in his book, Why Families Move inter-
viewed residents of Philadelphia neighborhoods to examine what housing characteris-
tics are most important to people (cost, space, location and social composition of
neighborhood), and the co-relation of these features effecting housing (purchase and
rent) decisions. The household assessment measured as 'index of effectiveness' and
their combining effect as 'index of compatibility' revealed a range of varying prefer-
ences and trade-offs that families opt for. Various authors took Rossi's theme of dissat-
isfaction to explain intra-urban residential mobility. In recent times more sophisticated
statistical models have been adopted to analyze mobility. Follain and Jimenez (1985)
developed and estimated an econometric model of the housing demand (of formal
market owners and renters only, does not include squatters) for housing characteristics
using data from five cities in three developing countries (Philippines, Columbia and
Korea - all of which are classified as rapidly urbanizing 'middle income' countries by
the World Bank). Their findings indicate that: a) households willingness to pay for a
living space increases with income but at a less than proportionate rate. b) willingness
to pay for living space declines as '- )usehold size increases, c) willingness to pay for
several quality measures is responsive to income levels.
Nuzhat Ahmad (1992) studied the factors which influence choice of location of mover
households between neighborhoods in the city of Karachi. The analysis is based on a
socio-economic survey of 6275 households in the city (65% sample was allocated to
Planned Areas and 38% to squatters). She concluded that permanent income (increase
or decrease in income level), location specific income (income earned in the neighbor-
hood of residential location), ethnic composition and the incidence of violence are
major determinants of the neighborhood choice. In addition, insignificance of level of
services, and the fact that many desirable high income areas may not have access to
services like water, indicates that results for developed countries are not applicable or
relevant for developing countries. N. Ahmad's survey shows that in the future ethnic
polarization, in addition to the social class based separation is likely to increase and
movement of households towards violence free areas. Accommodation in well-ser-
viced areas, but distant from employment is less likely.
The author of this research questioned members of middle income families living in
medium rise apartments on most important factors affecting choice of housing to
understand motivations and preferences of this group. It was clear through these con-
versations that while purchasing apartments, the owners were more concerned and
engrossed with other aspects of the housing elements than the aesthetic. like location,
price, size of apartments, social integration, facilities and transport network in the
neighborhoods. Importance placed on either of the above criteria(s) was subject to
many related factors, such as household size, ownership of a transport means, affinity
with certain neighborhoods, stage in life cycle, to name a few. Housing price, for obvi-
ous reasons, featured the highest assessment factor for purchase or rent, and social
compatibility in a way a given criteria. Other factors, like size of apartments depended
on family size (present or planned) and stage in life cycle, access to transportation on
whether the family owns a car or even a motorbike.
A key motivation for relocation (accomplished or intended) of households is dissatis-
faction with any aspect of the housing unit (previous or present). During the mid-80s
violence in Karachi, a builder respondent recalled large number of middle income
families living in Nazimabad (a neighborhood surrounded by low income areas with
erupting ethnic violence, making commuting difficult for its residents). strived to
move to other more peaceful areas. This also caused slight increase in housing price
during that time. For many middle income households, mostly young and sometimes
old, currently owned home was a 'temporary investment' to be sold at an appropriate
time for a profit and used for the purchase of a (larger, better located etc.) permanent
home.
The social aspirations and preferences of middle and higher middle classes limits their
choice of neighborhoods (Turner's "status seekers"), especially in the situation of
stark urban social segregation of Karachi. Nearly all middle class families questioned
about the prospect of moving into an improved and legalized low income locality,
responded in the negative. Social constituents and the reputation of neighborhood is an
important criteria for housing selection and often movement to more affluent localities
is desired, and sometimes planned for - despite of inadequate service provision like
water in many such areas as pointed out by N. Ahmad. It would not be an exaggeration
to say that in the Karachi culture, social and economic standing of families is very
strongly determined by the locality of residence, which in turn is closely connected to
other social aspects and prospects. As two housewives with teenage daughters
explained that one of the reason they strive to shift to "that" area is because it would
bring better marriage proposals for their daughters. In few words, the middle income
families under study do not, and clearly do not intend to, move to improved and legal-
ized neighborhoods, earlier holding the 'status' of a squatter.
2.1.2 THE BUILDERS
Information and discussion provided in this section is based on the following sources:
- Feedback of the twenty-four builders / developers, who responded to the thesis
queries.
- Observations of housing professionals contacted by the author and review of liter-
ature on the subject.
- Information contained in twenty-five recent project brochures and related data pro-
vided by the Karachi Development Authority (KDA).
- Respondent Mr. Abdul Karim Tai, builder and ex-Chairman of ABAD. A Commit-
tee on the Construction Sector was constituted on the directive of the Prime Minis-
ter in Feb. 1997. Mr. Tai presented the perspectives of builders in a 70 page report
titled, "Housing Industry: Problems and Solutions", as a part of the submission to
the government by the Committee. Issues raised and proposals put forth in this
report are summarized and analyzed.
- Dr. David Dowall's report Karachi Land and Housing Study, June 1989 (KDA-
UNDP) was especially helpful to determine market shifts.
It would be useful to point out that in Karachi the titles of "builders" and "developers"
are synonymous, they might be registered in either of the categories and thus the terms
are used interchangeably. Private builders / developers do not receive land directly
from the government, but only subdivided plots from KDA and as such their role in
land development and subdivision is very limited. Housing development schemes
undertaken by the private builders relates primarily to the construction of medium rise
walk-up apartment buildings locally also called "flats"; they also construct indepen-
dent houses and high rises but in much lesser proportion.
Public sector agencies are related to land supply and housing issues with three distinct
groups: a) private sector, comprising of builders / developers, b) unconventional pri-
vate sector, the squatter developers (of NGO or other pilot projects) and, c) organized
interest groups like trade unions, cooperative societies, welfare associations and pro-
fessional groups.
Although the Karachi Development Authority (KDA) is the major land development
agency in Karachi (other agencies include KMC, DHA, Cantonment Boards and the
military), housing construction is primarily the domain of the private sector. The role
and concern of the public sector, traditionally, has been the provision of housing for
low and middle income families. However, in the arena of medium rise commercial
apartments and single houses which are considerably expensive housing products,
KDA is also a provider. Zaigham Jaffery, Director Design Bureau KDA, points out
that KDA projects account for less than 1% of all apartment schemes announced for
construction per year; and this still places it in competition with the private industry,
despite the fact that most KDA housing projects are sublet to private contractors for
execution.
Within the private builders are formal and informal groups, the former are registered
with KDA and / or ABAD, obtain building permits and mostly adhere to bye-laws and
codes, and the latter are non-registered groups often building in violation of regula-
tions. These varied faces of the developers create a market of 'good' 'bad' or 'medio-
cre' projects and practices, in the most generalized terms, where profit seeking goals
and willingness to compensate on quality may be more among some. compared to oth-
ers who want to preserve their reputation as quality housing producers.
Builder firms maybe small, medium or large scale depending on the scope and scale of
their activities. The largest company at present is 'Rufi Builders' which has around 36
full time permanent employees. The part-time employees range between 50 to 100
depending upon the different stages of the projects. Most firms have lesser staff
strength. An average medium-range builder would employ 15 to 20 persons on a per-
manent basis and 20 to 30 workers on temporary, part-time or contractual status
(Source: ABAD). Smaller developers and contractors usually build individual houses
on land purchased by the owners from KDA, Co-operative Housing Societies or pri-
vate sources. Multiple housing units (apartments and town houses) are produced by
larger, more resourceful and established developers on land negotiated from the above
three sources. Most of the firms are organized as private limited - liability companies,
fewer are partnerships or sole proprietorship. Ages of builder firms range from any-
where between 24 to 5 years.
The 1989 Dowall Report establishes that the average annual investment in developer-
built housing by the beneficiaries between 1981-87 was at Rs. 1, 047.5 million (US
$47.61 million), for the development of an average of about 2, 618 housing units.
Hasan (1992) estimated from the statistics presented in this Report that only 12% of
all developer-built housing was targeted to the low income groups.
Currently, in Karachi the are 386 builders / developers registered with ABAD and
2396 builders / developers licensed with KDA (at the Karachi Building Control
Authority). Statistics of informal builders were not available.
The formal private sector can be defined as:
"An entity that facilitates the creation of housing with the purpose of making a profit,
fron the buyers of the housing units."
Typically, the role and responsibilities of private builders include the following:
- Acquiring Sites
- Securing Permits
- Marketing, Booking and Sales
* Acquiring Financing
- Assemble /Organize Team (Staff, Manager, Contractor, Lawyer, Architect, Engi-
neer)
- Building and Supervision
2.1.2.1 Positive Aspects Private Builders
" Addition to the housing stock. Units produced by developers serves to meet a
substantial part of housing need and demand.
- Theoretically, ir. -eased builder activity would lead to more competition within
the field and consequently better quality housing and self regulating market
prices.
- When procedural, financial and construction resources are efficient, builders
streamline their activities, for example, speedy construction. In Karachi, the pace
of construction is directly related to procedural impediments and dependent on the
buyers resources. In case of bottlenecks created by the public agencies or when
purchasers face credit constraints, a project scheduled to be finished in an year
might take a couple more and leads to poor quality and efficiency. More recently,
the worsening law and order situation in many parts of the city has caused delay of
projects.
- Many buyers are assisted by the builders in obtaining the HBFC loan. Moreover.
due to the arrangement of monthly deposits during project construction and prior
to the final sale of the unit. builders can be regarded as a source of financing.
- Under a viable and 'attractive' policy framework developers have played a signifi-
cant role in housing production for low income groups in many Asian regions.
Badshah (1993) explains that in Bombay an innovative land sharing project was
initiated whereby private developers provided infrastructure, services and subsi-
dized houses in slums, in return for which they are given an increased floor area
ratio (FAR), in 30 - 40% of the slum area for commercial or other development
which they can sell at a profit. Angel and Chuated (1988) and Dowall (1992)
describe the down-market trend in housing production in Bangkok from mid-80s
onwards, where a number of pioneer developers risked tapping a new low income
market without any government incentive. This took place due to two main rea-
sons: a) market saturation and down of sales of housing for high income and mid-
dle income groups due to unprecedented construction rate by the private sector
between 1974 -'84, and b) improved economic conditions and purchasing powers
by 1986 which gave developers easier access to cheaper capital and provided
lower interest rates to buyers. The private sector in Bangkok continues to be a pro-
ducer for all income groups. "Private developers must make a profit; they are not
charitable organizations. Therefore, incentives have to be worked out using the
advice of the more prominent and conscientious developers to arrive at a clear and
reasonable strategy.... Private industry and developers have contributed signifi-
cantly to the housing market and have important roles to play in future develop-
ments. Their efforts need to be examined, not only to understand their design
implications, but to also take a closer look at how they work." 3 Hasan (1992) sug-
gests that for the formal private sector to support housing low income groups it is
essential that: a) Land is provided to the private sector at subsidized rates, b)
About 85% of the construction and development costs are through soft long term
HBFC or other loans for the purchaser, c) Targeting procedures make sure that the
beneficiaries belong to the low income bracket and rules ensure that loans are non-
transferable and that property cannot change hands for a period of 15 years. To
facilitate private sector initiatives for low cost housing development Dowall
(1989) proposes, in addition to greater technical assistance and financial support
for informal developers, a more "aggressive" approach of KDA to establish a non-
profit housing development corporation which would work jointly with the private
firms. Such organizations, in his opinion, are generally more effective than gov-
ernmental public housing agencies, since they have the flexibility and freedom to
expeditiously develop low cost schemes in accordance with changing market con-
ditions.
2.1.2.2 Negative Aspects of Private Builders
Social agenda (minimum?) and high profits. Indeed, in most countries where
housing policy or economic conditions have not offered profit incentives, housing
the poor has remained government responsibility or informal sector activity. Dow-
all (1989) notes that the formal private sector housing prices in Karachi are not
affordable to those earning below the 40th income percentile. Afshar (1991) dem-
onstrates that even the most subsidized formal sector project of Surjani Town in
Karachi, where KDA transferred land for the construction of 10, 000 housing units
to private construction firms, i. not affordable to those earning below the 35th per-
centile. In this respect, builders may seem to be uninterested in housing needs of
low-income groups because they have not taken any initiatives to provide for them
at a modest profit. Nientied (1987) points out that this is not due to the principle of
profit making, because when a large scale program is implemented, a small profit
per unit could still result in an attractive net result, given the investment (i.e, low
profit margin and high turnover). Builder respondents express their willingness to
participate in low income housing projects, if incentives are provided by the public
sector. One of the major constraints toward effective and increased housing deliv-
ery is the developers unwillingness to invest their own finances for building and
working for abnormally high profits. Feedback of housing professionals and build-
ers reveal that presently 100% profit is the minimum range at which the feasibil-
ity of a project is made. If it declines below 70% the builder usually does not
launch the project. Reasons of such magnified profit margins are high demand and
larger risks faced by building industry like insufficient supply of land by the public
agencies.
- Developer built schemes in innumerable cases have demonstrated a range of mal-
practices. evident through direct survey of many projects and considerable num-
ber of complaints received by KDA. The ABAD or formal builder projects are
relatively better than the informal builders. The project executed by the informal
sector lack any input from professionals, not built according to plans approved or
reviewed by building control authorities, and often made in gross violation of the
zoning control. Garden and Lyari are two prime locations where the concentration
of informal multiple rises remain very high. Cases of money plundering also take
place and using owner capital to invest elsewhere leading to delay in project com-
pletion and sub-standard or contrary to advertised quality of construction of the
housing product. The formal builders, however, distinguish themselves from the
informal builders and disapprove of their activities. However, schemes of both
groups have created situations of poor structure, construction, design, quality of
finishes, safety requirements, supply of utilities and infrastructure. More often
than not, they aim to 'save' maximum on project development costs (both physical
and professional) to yield higher profits. Deviations from advertised quality is
common practice for apartment projects. Original advertised price is also escalated
commonly and the 'captive clients' have limited choice than to pay. The notably
defective ethics of some builders are highlighted by Muzzafar Islam writing in the
monthly builder publication Shelter, "Construction in major cities and especially
Karachi, can be a big racket - many builders and developers take the ordinary citi-
zen for a ride by promising them all sorts of facilities and lucrative terms for the
sale of unbuilt flats and houses. For example, they acquire a piece of land and then
start booking flats on the site. On a conservative estimate more than a million
rupees are spent on television and newspaper advertising, an attractive booking
office, building a beautiful model flat, employing booking staff and specialized
agents for actual sales. All these expenditures are to be paid for by the buyers, and
it is being done with the knowledge of KDA and the Building Control Authority.
Booking starts, buyers make payments and are usually promised to be given pos-
session of the apartment in 18 months. It is extremely rare that flats are delivered
within this time frame... The owners who have signed on the dotted line at the time
of booking, later realize that they are helpless as the Contract is in favor of the
builder. However, they do not have the financial capacity or time to go into litiga-
tion against the organized developers." 4 Prevailing corruption and informal under-
standing with individuals in the public agencies also makes it possible for some
builders to do sub-standard work, besides raising the cost of development.
Many developers step out of the project soon after all units are sold without mak-
ing any provision for future maintenance, repair or reconstruction. The typi-
cal contract between the buyer and the builder (Appendix II) states that the builder
would be responsible for maintenance till such time that a residents' association is
formed. However, since this probable time is not defined, many developers simply
advice the residents to form the association and exit the project. This has been
especially problematic for many apartment housing schemes, where owners of
varying backgrounds and preferences may have a difficult time reaching a com-
mon understanding. Committees are often made to take notice of different issues,
but the set-up is not free of friction.
e Hasan (1991) attributes failure of many government programs for low income
groups due to market forces of land speculation and political pressures of devel-
opers. According to him, ABAD is a powerful political lobby that has a major
monopoly in policy formulations, since it recognizes low income housing projects
as unprofitable, it has often managed to subvert such government plans and trans-
form them into commercial housing. The developers lobby have also managed to
compel the government to remove squatters through illegal methods to suit their
interests, for example the demolition of Sohrab Goth in 1990, a squatter colony
established in 1972. Thus, ABAD's influence as a pressure group has increased
significantly, with continuing failure of government's policies.
2.2 Processes
2.2.1 Housing Production
The range of a firm's construction activity varies greatly during different years of
operation and in comparison with housing production of other builders. Some compa-
nies achieve considerable output, others have smaller scale of production. The 1989
Dowall Report establishes that based on building permits obtained, the formal private
sector accounted for 37 to 43 percent of housing production between 1985-87. The
Daily Dawn (13 July 1984) reported that during the decade 1973 - 1983 the private
developers completed the construction of 33, 853 units of flats in various KDA
schemes.There were no recent statistics available to express these ranges of production
or any scientific studies done to ascertain the number of apartments developed each
year. Relying on the average of the past 10 years, there are 2500 apartments that are
completed each year. Out of these, 1800 are built by members of ABAD while remain-
ing 700 are constructed by informal developers (Source: ABAD's Secretary, 1999)
As discussed earlier, most of the housing production in Karachi takes place by pre-
selling the units. Thus, the developers obtain cash advances and installments to partly
finance construction, and subsequently make appreciable interest on these deposits.
Such a process restricts increased supply or "overbuilding" and ensures that the hous-
ing prices do not decline. This is largely true for both single houses and apartments,
though some builder respondents claim that inevitably some flat units are built before
there is a commitment to buy.
The initial exercise of the builders is to assess profit feasibility in relation to number of
apartments (design and floor area), price of units and take decisions concerning these.
The thesis survey indicates that most of the apartment schemes are produced by
medium and large developers, the scale of production of the latter being greater than
the former. The 1989 Dowall Report indicates that nearly 60% of the units produced
were flats (Appendix III, Tables 5). Analysis of the statistics collected in the report
reveals an interesting comparison of the sales trends of the developers and construc-
tion levels between 1981 to 1987. It indicates that in the early years. the private formal
market became overbuilt, as builders expanded production beyond their capacity of
the market to absorb units. Later, as the supply of unsold units increased, construction
levels were trimmed back in 1986 to work off excess supply. However, the situation of
an overbuilt market never took place after the late 70s to mid-80's construction boom.
2.2.2 Prices and Types of Apartment Housing Produced:
The prices of apartment housing varies, primarily, with location and floor area of the
units. Additional charges are levied for specific units like 'comer apartments', 'west
open' (direction of breeze), parking spots, servant quarters, or sea facing apartments.
The prices of first and second floors are also generally higher than that for the floors
above. Some projects also offer owner desired finishing and fixtures for extra charges.
Location of the scheme is a key determinant of prices. Major neighborhoods contain-
ing developer built medium-rise apartment housing are Guls' an-e-Iqbal. Gulistan-e-
Jauhar. Federal B Area, Clifton, Defence, PECHS. North Nizamabad, along Super
Highway and National Highway.
This thesis focuses on medium-rise projects within the city, in the localities mentioned
above. Till the early 80's the larger developers were given access to government ser-
viced land at below market prices. Later, the change in public sector policy to sell
developed land to builders at open market rates through auctions, in addition to
increased demand may be a reason for relatively more building activity of apartment
schemes in the then sub-urbia during where land was less expensive. As claimed by
developers this step also led to increase in apartment prices. Rapid housing develop-
ment amid this period resulted in expansion of the urban limits and decentralization
(Gulshan-e-Iqbal, Kehkashan, for example). During the early 90s, sub-urban apart-
ments, generally cheaper and uniformly smaller (650 sq ft. - 800 sq ft.) than the ones
near or within city limits or main neighborhoods were developed. However, due to the
city's limited transport facilities, remotely sub-urban schemes have demonstrated slow
occupancy rate. As a result sub-urban development and housing production in the
recent past has not prospered in the city. Inhabitants of these apartments are primarily
lower middle income groups and fewer middle income households. Additionally, this
research look at the high rise apartments briefly and from a conceptual standpoint.
Independent houses are also executed by builders; these are beyond the affordability
range of most middle class families and thus have not been discussed here. The usual
buyers are upper-middle classes and high income groups.
Theoretically, for independent houses on under 400 sq yds the construction companies
in their application to KDA have to enumerate the selling price of units planned to be
build. KDA control on pricing of housing on this category of plot size is undoubtedly
supposititious. For apartment sites and plots over 400 sq yds there is no restriction on
prices of the units that are build and sold.
Occasionally, projects within city localities offer a varying range of apartment sizes at
different prices. Average sizes of flats range from 1000 sq ft. to 2200 sq ft. approxi-
mately (changing market patterns in relation to floor area discussed below). Room
sizes depend on the overall size of the units, and do not generally go lower than 120 sq
ft. Usually, attached bathrooms are provided with each room.
Correspondingly, the present prices of apartments range from an order of 12 lakhs
minimum for an approximately 1000 to 1200 sq ft. and apartment up to 35 lakhs for
larger units of approximately 1800 to 2200 sq ft., with varying facilities and subject to
location. High-end apartment projects are mostly launched in more desired and afflu-
ent neighborhoods, like Clifton and Defence.
Information compiled from the records of the Karachi Building Control Authority
(KBCA) indicates some interesting trends (Appendix III, Tables 7 & 8). For flats,
between 1985 and 1987, the distribution of units by price has shifted to higher priced
units. For example, the portion of units priced below Rs. 2 lakhs declined from 33.5%
to 24.3% in 1987. On the other hand, the portion of units priced above Rs. 3 lakhs
increased from 33.7%to 40.2% between 1985 -'87. Although the percentage of units
priced under Rs. 2 lakhs increased in 1986, maybe due to the condition of surplus pro-
duction as mentioned above, or a probable brief re-orientation of developers to the
lower end of the market, the overall trend for units priced under Rs. 3 lakhs has been
downward between 1985 and 1987. The pattern of apartment housing production has
been towards larger and more expensive units. Similar market shift towards high
income segment has taken place for independent bungalows. The "Developers Sur-
vey" of 1989 Dowall Report indicated that on average they had increased their selling
prices by over Rs. 80 per sq foot during the past five years. This represents a percent-
age increase in selling prices of 54%. The developer respondents of the Survey con-
firmed that they had deliberately moved upmarket to higher priced, larger housing
units. The reason given by many builders was that due to change in KDA policy from
below market rates for developed land available to builders earlier to open market rates
and increased difficulties in acquiring land from the city authorities, they are forced to
purchase land at costly prices from private owners and therefore. charge higher prices
from buyers.
However, considering their high profitably margins, escalation in land price. (between
1985-87) as an economic reason to produce more (expensive) housing type at higher
prices, seems to be misleading. In addition. if the project is not the builders first ven-
ture, most previous projects make enough profits (payment and interests), where a
small part of it is recycled to purchase land for launching a new scheme. A more real
reason is the limited availability of developed land and insufficient supply by the pub-
lic sector owner, creating the upward thrust in housing delivery. Consequently, the
product attracts wealthier clients providing a ready cash flow to the builder, in the
absence of sufficient housing credit facilities for buyers and builders, and the latter's
unwillingness to invest their own capital or bring down high profit margins.
Another study by Bertaud Marie-Agnes (1989) using housing typology data collected
through employing satellite images of Karachi to assess trends in the housing market,
concluded that since the demand of housing for middle income groups was not
entirely satisfied by the formal development process, they were also seeking to pur-
chase plots in illegal subdivisions where huge tracts of land have been developed but
remain inaccessible to this group.
Although prices of units have clearly increased from 1987 to 1999 due to considerable
increase in costs of land, labor and material coupled with rising inflation, the pattern of
more upmarket housing products has also consolidated over the last decade.
Earlier, KDA projects included the HBFC loan components for consumers and obtain-
ing these for each buyer was made the responsibility (incorrectly perhaps) of the con-
tractor. Z. Jaffery explains that this policy "did not work smoothly" and was
invalidated in 1997. In the cost breakdown of apartment units printed in KDA project
brochures, the HBFC loan amount is listed. It is noted in the Summary of KDA Hous-
ing Projects (January 1997) that over 90% of clients do not obtain this credit facility.
KDA's evaluation of 'poor response by allottees for availing HBFC loans' implies that
these buyers belong to upper middle or high income brackets. Jaffery argues that the
reason maybe the complicated and corruption ridden procedures of obtaining loans
which most buyers want to avoid. Response of builders, however, confirm that a large
number of apartments are bought (and hence built for) by investors who resell the
units after a short period for high returns. In few words, an increasing number of the
projects floated in the market comprise of highly priced larger units affordable only to
rich buyers.
The grave implication of this analysis is as follows:
The private formal sector, has steadily shifted its production of housing towards
larger, more costly units affordable to upper income groups who provide ready financ-
ing for housing development to the builders. This has not only completely cut off
access of the lower middle income groups to new apartment housing in inner city, but
made apartment purchase an exceedingly difficult venture for the middle classes.
These events indicate that middle classes are being forced out of the formal sector by
making the only affordable (apartment) housing available to them till ten years ago,
beyond their reach at present.
It is ironic to note that most high income groups are car owners living within city lim-
its, while many lower middle and middle income groups opt for (smaller, cheaper)
apartments in sub-urban areas in a condition of poor public transport systems. The
public sector fulfills its role by simply declaring in the National Housing Policy '94,
"Economical designs and economy in the use of building materials shall be ensured."
Apartment schemes for the middle income in Karachi have to be designed and priced
in relation to their affordability range. Cassim and Wynn (1991) cite the example of
both Seoul and Kuala Lumpur where projects for low income and middle income
groups cover apartment dwellings in large housing estates or new towns. They express
the view that in both the cities, low income units are modest in overall size and per
capita floor area, but middle income housing is designed on too generous standards.
"The availability of attractive residences at the middle income range that would facili-
tate upward filtration as a household moves up in economic status is a plus factor, but
the extent to which the rather generous standards of provision here act as a brake on
the speed of housing delivery to middle income groups needs to be more carefully
studied." 5
2.2.3 Cost of Apartment Housing Production:
Land, material and labor are the three major expenditures of any developer built
project. Surveyed developers also indicate that they have to pay large sums to officers /
staff of the Building Control Authority to ease the otherwise difficult government pro-
cedures. Costs of all three components have increased considerably in the last two
decades. The 1989 Report by Dowall indicates that construction costs per sq foot (i.e,
material and labor) in relation to price of the unit ranged from Rs. 271 sq ft. (high
priced) to Rs. 137 sq ft. (low priced). According to the thesis research, costs at present
are worked out between Rs. 550 sq ft. to Rs. 350 sq ft., although at times builders may
state higher figures in marketing sources - maybe to justify high prices of the units or
perhaps including 'other' costs extorted from them by the public bodies. The increase
appears to be compatible with the rate of inflation, but builders argue that sudden and
unjustified price escalations of building materials (especially cement). rise in taxation
by the government on the purchase of these and substantial kickbacks of public agen-
cies contribute to raise the developmental costs of the project. According to builder
Karim Tai's 1996 Report percentage increase in rates of material and labor from 1992
to 1995 was approximately 70%. Land prices, however, have risen considerably and
faster than the overall rate of inflation, especially within city limits. Average cost of
land, Tai states, increased from 500 per sq yds in 1981 to 3000 per sq yds in 1996.
Between 1981 - 86 alone, the 1989 Dowall Report establishes, the cost of serviced
land increased by 132%. In this regard, it is important to note that increases in land
prices without a corresponding increase in real incomes have made access to housing
more difficult for the middle classes. Lower income groups are already priced out of
the market and a parallel informal sector serves their needs. while the high income
segments have the purchasing power and usually inherit land.
Though most developers would state lesser profits but feedback of two housing profes-
sionals (Noman Ahmad, Zaigham Jaffery), a few candid developers and a closer look
at apartment prices and method of project financing through owner's payments, clearly
indicate extremely high profit margins. As mentioned above, expected profit at a mini-
mum level is 100% and the project is not initiated if it falls below 70%. The only
expenditure by builders in the initial phases is of land purchase which is recovered
soon after starting of booking and sales. The down payments, installments (within the
period of construction; possession is given after the last installment) and interest
accrued from these, is used for construction costs. Such high profits, set in motion
cycles of production for most developers who use part of it to purchase more land and
launch a new project.
2.2.4 Land Acquisition:
The public sector, as mentioned, is the major owner of land in Karachi. Most of the
residential development in the last ten years can be said to have taken place in the band
between 10 and 14 kilometers from the center of the city. The KDA owns the major
portion of this land and is therefore the key player in controlling Karachi's formal land
and housing markets. KDA develops land on a scheme basis and since it does not
receive financing from the Government of Sind or the Central government, its schemes
have to be self-financing. KDA allocates land to buyers in mainly two ways: a) a sys-
tem of computer balloting (lottery) is used for small residential plots of under 400 sq
yds, since number of applicants exceed the supply of plots per scheme. Reserved plot
pricing at ballots is set to provide full cost recovery to KDA and no profit is levied on
these allotments, b) land is publicly auctioned for large residential (over 400 sq yds).
commercial and industrial purposes and the highest bidder obtains the allotment.
In the schemes planned by KDA, and other specific neighborhood land development
authorities like Defence Housing Authority, the apartment sites are categorically
marked as exclusive locations for multi-storey housing. Due to frequent practices of
land use conversion through legal methods, many other plots have also been converted
into apartment sites. However, in Defence this practice is more uncommon due to
stricter land management procedures. Technically, the land is 'leased' to the builder
from KDA and the builder sub-leases the land or apartment to the buyer for a period of
99 years. Lease documents are renewed in case of any resale of property.
Over the last four decades, the distribution of residential plot sizes has steadily shifted
from large to small plots for a variety of planning and ideological reasons of the public
agencies, for example, in 1985 plots between 121 to 400 sq yds accounted for 31% of
the total number of planned plots while large plots formed only 4% all plots. There-
fore, the approach of the public authority of under-pricing the smaller residential land
with the purpose of making it accessible to the masses has had negative consequences.
Firstly, the development authority has moved towards weaker financial standing. As a
result of forgoing substantial revenues, the authority has not been able to deliver suffi-
cient serviced land. Dowall (1989) reports that between 1974-85, KDA developed
only 28% of the plots it planned (55, 799 of 200. 700). Secondly, most of the appli-
cants, especially developers, obtain these plots at subsidized rates, plan, develop and
refloat them at market rates. Since plots can be resold, there is great potential for land
speculation and this facility is seldom utilized by households who would benefit
directly from it. The net result is land constraint and absence of affordable housing for
poor and middle income households in Karachi - a clearly opposite consequence of
government intentions.
2.2.5 Marketing:
Builders usually collaborate with real estate agents to promote the projects. Realtors
use their public dealing experience to design the advertising package of the housing
product. Their network of clientele ensures faster sales of units as well. Sometimes
builders seek advice and information from real estate agents on 'what people have
been asking for', before the project is designed. Most large builders have established
long association with a particular estate agent. Depending on the potential of the
project to sell on its own (location, design, facilities), size and scale of project and the
builders, they may not acquire the services of real estate agents or any other source for
marketing purposes.
However, most commercial housing production generates and ensures sales of units
through public advertising. Ads appear in English and Urdu dailies, magazines and
television. Glossy brochures with attractive images and specifics of the project are
available at prominently located often 'flashy' site offices. Models of the project are
made, shown in advertisements, brochures and displayed at the site offices. Photo-
graphic illustrations are picked from magazines, and actual product seldom matches
the depicted quality of finishes (see Fig. 5). Use of certain recurring terminology high-
lighting project features is expressive of market preferences, to a certain degree:
'exclusive super luxury' apartments would be 'western style' in planning, and offer
'American kitchen', 'fast moving elevators', 'stand-by generators' and 'imported door
)esined to iet *your' stanuT of iving.
Fig. 5 Marketing
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Fig 6. No Sea to See: Advertisements of this project claim apartment view to the sea. Actual site is far
removed from the sea front and is surrounded by housing blocks, cutting off any sight of the shores.
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locks'. Others endeavor to be more convincing - the Creative Builders claim for their
Premier Residency, "The crucial factors that make an apartment a Home are good
architecture coupled with intelligent utilization of space, imaginative design and cre-
ative skills and these Three Bedrooms Classic Apartments in Premier Residency have
all the advantages and much more."
2.2.6 Design and Construction:
Qualitative aspects and elements of privately built medium rise apartment designs are
analyzed in Chapter Three. An attempt is made in this section to comprehend the
design process of these projects - or rather the lack of it, and construction related
issues. It is important to indicate here that builders' response in this regard did not
always reflect the entire picture. Feedback of housing professionals, architects, archi-
tect members of the Pakistan Council of Architects and Town-Planners (PCATP) and
perhaps the building product itself served to establish the workings of the design pro-
cess of builder homes.
Two facts need to be expressed before elaborating on processes of design. Firstly, to
obtain permits from city authorities it is required that all documents and the submis-
sion drawings* be signed by the registered architect - presumably- of the project.
Architecture licenses are also held, and were unanimously approved by PCATP to be
given, to older engineering firms who have been designing in the city. Presently, each
development authority (KDA, DHA, Cantonment) requires obtaining its own architec-
ture licenses to practice in its area of jurisdiction, which has favored corrupt practises
in the industry, such as paid signatures by license holders. Architects and members of
PCATP have been requesting the authority to issue a single license valid for all areas.
Secondly, it is a misconception that architects are seldom involved in the process; they
* The first set of standard drawings to be approved, these comprise of concise building plans, eleva-
tions and sections and structural details according to codes.
provide services to design as well as to sell signatures. These architects are mostly the
lesser known, sometimes without or low paying jobs or enough projects, and who
have collaborated with the builders to make a living. Some of them have become big
names and found wealth and fame in the builder industry.
Therefore, the 'design process' can take place in a variety of ways:
- Builders get submission drawing 'packages' prepared by license holding archi-
tects or older engineering firms at a fixed price, execute the project without their
involvement and through drawings prepared by the (non- architecture license
holding) engineering firms hired for the project.
- They may get the drawings made by any other unlicensed source such as new
(younger) architects at cheaper rates, engineering firms, experienced draftsmen
etc. and pay for the required signatures from architecture license holders for sign-
ing all documents and drawings).
- Large or medium size builders may acquire services of architects described above
throughout the projects. By the mainstream architecture circles, architects
involved with the private builders industry are relegated to the lowest strata of the
profession and commonly referred to as 'commercial' architects. The fact is that
the 'commercial' architect does design to please the market instead of aspiring to
good design. This does not imply that architects designing production housing are
always poor designers - they are simply fulfilling the requirements of their clients,
the builders. One developer interviewed by the author confided that due to such
heavy criticism from the architecture profession, there is a silent decision among
the builder community not to involve this group in any of the projects. This may
also be related to their perception of the probability of resistance and dictating of
terms to the project design and program and higher fees charged by more estab-
lished or reputed architects.
- Replication of design that has sold briskly in the past is also a common practice.
Sometimes design ideas are picked from foreign catalogues or magazines. The
author is aware of only one such local publication for independent houses called
"100 Home Designs". Rather, one could say that the industry carries with it a large
design base in its 'mental catalogues' - carefully drawn from past and present suc-
cesses and failures, seldom proposing new design ideas but always innovating new
marketing terms. The external elevation features, subsequently have to demon-
strate the 'newness' of the design, leading to the pastiche play of colors, elements
serving no purpose, gabled portions in the roof and so on.
Strange exceptions in the process prevail as well, as one junior assistant of a real-
tor narrated, "... in this project the model was made before the final drawings and
the draftsman used the model to measure and make the final elevation.....they did
not realize that the model makers had reduced the window sizes because the board
was very hard to cut! It turned out fine though."
In comparison to architects, engineers also required by authorities to be hired and
probably more indispensable professionals for the builders, participate fully in most
housing projects. Builders confirm that the professional services costs for both archi-
tects and engineers is planned at not more than 2% of the total costs. Ironically. the
National Housing Policy '94 cautions all against "improper housing designs" and
"inappropriate architectural style and extravagance" as leading to "incoherence in the
urban form, poor structural quality and uneconomical housing costs."
Reinforced cast-in-place concrete (RCC) frame structure and concrete block masonry
is the standard method of construction. A typical apartment project takes a minimum
of 2-3 years to complete. Projects also delay up to an average of 5-6 years for a variety
of reasons, like building control authority's intervention to stop construction due to
some objectionable aspect, investment of the buyers' payments elsewhere etc.
Though part of the reason for the considerably long period of construction is builders
dependence on buyers payments to execute the project, many builders indicate that the
construction method itself is time consuming and restricting. They recurrently propose
in their publications the development of "new and modern technologies" often
regarded as "standardized prefabricated modular components and systems in lines
with the developed countries". A similar approach is adopted in the NHP '94 with
states, "Substantial economies can be obtained if smaller housing components are pre-
fabricated.. .A phased program shall be developed for the introduction of modular
coordination in traditional methods of construction." In Karachi, the low income hous-
ing and sanitation improvement program, the Orangi Pilot Project (OPP), successfully
developed simple precast building components using indigenous material, labor and
technology for low cost G+1 structures. Although possibilities in this direction should
be explored, in order to develop more sophisticated systems which could be used for a
larger category of building types, it is necessary to learn from past experiences of
other developing countries in relation to this 'modem' technology paradigm.
To develop a prefabricated industry in Egypt, the Technology Adaptation Program
(TAP), an ongoing joint research was carried out by Cairo University and Massachu-
setts Institute of Technology during the 70s and early 80s, funded by USAID. Ineffec-
tive results of its initial endeavors led to eventual demise of the project. Emphasizing
the futility of industrialized building systems, Strassmann (1975) wrote, "First, time
savings in the housing production -- e illusionary for it frequently takes as long to set
up the complex systems as to undertake conventional dwellings. Second, the cost
reductions are likely to be offset by formidable transport costs to the site. Third, due to
high fixed costs, volume production is mandatory, inevitable bottlenecks at critical
points in the operation will cause costs to skyrocket. Excluding land, industrialized
systems building cannot reduce structural costs by more than ten to fifteen per cent
while it can easily double or triple them.... if things go wrong." 6
2.3 Major Concerns and Agendas of Private Builders
The following section would elaborate on some of the problems. concerns and agen-
das of the private formal developers.
2.3.1 The Public Agency - KDA
Through commercial housing production the KDA, a public agency having executive
powers, has worked on lines similar to the private builder, but as Jaffery alludes "with-
out succumbing to the pitfalls and profit lust of the private builder because it does not
have to maximize returns." He explains that KDA projects, although very limited in
number, provide a competitive and comparative base for the consumers because they
have set standards in design. adhere to building control regulations and prices are
never escalated - which is a source of conflict and concern for the purely profit ori-
ented private builder operations. Private builders,* on the other hand, claim that due to
KDA's dual role - as an authority having the powers to shape policies and processes
coupled with its function as a builder - it has deliberately created bottlenecks for the
private industry. The two commercial builders co-exist, with the private developers
pushing their agendas through proposals to the public agency.
Earlier on, the publicly built apartment and independent houses were comparatively
cheaper than similar housing produced by the private sector, and the 'public housing'
of commercial schemes was justified as a need, in order to cater for all income groups.
The prices of KDA developed housing schemes were standardized. With time, how-
ever, pricing and production of apartments for middle income groups by the public
sector has followed market trends. It is interesting to note the contradiction of this
practice with the government's ongoing emphasis on the need for austerity and taking
steps to restrict luxury housing, for example, reducing plot sizes. Jaffery contends that
* See Appendix IV for feedback from Mr. Ahmad Abdullah, a builder and member of the executive
committee of ABAD, who shares his viewpoint on details of other procedural difficulties faced by
builders, in his opinion, due to obstacles created by the KDA/ KBCA because of its role as a builder
as well as rising corruption within the authority.
KDA uses this capital to subsidize its operations and construct cheaper flats for lower
income groups which are still only built by the authority. While earlier KDA apart-
ment schemes for low income groups have failed to reach the target group. it may also
be argued that KDA has moved upmarket as well to generate necessary funds due to
its 'subsidized operation' of under-pricing residential plots. These finances could have
been otherwise provided by selling all plots on open market prices. As competitors of
the same market, balanced percentage of housing production of varying sizes and
prices exemplified by the public agency, could have regulated the patterns of the com-
mercial housing market. Apart from mainstream projects, other schemes like housing
for overseas Pakistanis have positively brought in foreign capital in the country.
2.3.2 Bye-Laws:
Existing building regulation of the Karachi Building Control Authority (KBCA) were
framed in 1963 keeping intact most of the standards established during the British
colonial rule (1838-1947). These were re-dra- 'd in 1979 with minor variations.
Clearly, review of all residential zoning and building regulations is not the intent or the
scope of this work; it looks at only the byelaws concerning the builders of multiple
rise constructions. The bye-laws related to high rises and floor area ratio are the two
main concerns of the builders. They want the number of stories and floor area ratio to
be made flexible and as per site conditions, specifics of which are detailed in the fol-
lowing pages. Apparent motive of this agenda is that this would help in increasing the
number of apartments in their projects and yield higher profits.
A broad definition of high rise according to Walter (1964) is: "a building whose most
important dimension is the height and which dominates its environment." 7 This
description of a high rise suggests that in a surrounding setting of one or two storied
structures even a six or seven floored building can be seen as a high rise. It may be use-
ful to clarify that the official classification of 'high rise' in Pakistan is any building
which is six storied (G+5, i.e, ground+5) or above. The distinct requirement of all G+5
buildings is the installation of elevator(s). The existing building byelaws allows con-
struction of high rises in limited defined zones in the city and as a result it presently
constitutes, according to KDA, less than 10% of all multi-storied constructions.
Medium rise (G+4 or less) account for over 90% of all vertical structures in the city.
The conceptual and physical implications of high-rise construction for developing
countries is a subject that has been frequently advocated against by housing profes-
sionals on the grounds of its incompatibility with available technologies (and employ-
ment of labor thereof), social and cultural norms and for the South-Asian context, lack
of energy reliability (power failures, inoperable elevators). From the economic stand-
point as well, authors have claimed high rises to consume more to design, construct
and maintain than medium rise, in comparison to the apparent benefits of more hous-
ing units and conducive urban infrastructure. Keeble (1969) argued that the increased
cost of structure in high rises causes the total cost per unit to rise sharply and unless
cost of land is exorbitantly high and limited, the cost per unit does not sufficiently drop
below a certain minimum. Sholomo and Benjamin (1976) observed that increasing net
densities beyond a certain limit, does not produce an appreciable increase in gross
densi: , given an acceptable level of ventilation, sunshine and other basic amenities.
Cheetham and Ayad (1979) challenged the assumption that with the increase in den-
sity the cost of land per unit in high rise decreases, and demonstrated that the rate at
which land is saved, becomes negligible as gross density increases above 100 persons
per acre.
It is completely true that a large number of standards in Pakistan, as in many develop-
ing countries, have remained static, and still largely governed by Building Bye-laws
set during the colonial rule. With changing reality of conditions in these areas, profes-
sionals and private developers both argue that there is a need for regulations to be con-
stantly evolving. In this respect it is advocated that the conditions of standard setting
must recognize social responsiveness, cultural compatibility, economic feasibility,
technological suitability, physical harmony and climatic considerations. Builders in
Karachi also express the view that regulations are violated because they are obsolete.
To assess the validity of this claim requires a rather exhaustive evaluation, and one that
requires a thorough knowledge of physical manifestation and implications of enforc-
ing various codes in the face of the changed city form.
Such an investigation also needs to inquire: which bye-laws are genuinely obsolete,
and change of which means higher profit returns for certain groups? This leads to a
more crucial part of the problem: Who revises the standards? More precisely: What
type of institutions should fulfill this task? What should be the training, affiliation and
objectives of the individuals who formulate, review and implement these regulations?
In this regard it is imperative to realize that the process should not only include 'expert
panels' of government officials, planners, architects and propositions of builders, but
involvement of people through their representatives or surveys and studies. Standard-
setting procedure must be democratized and benefit from opinion and consensus of the
ultimate users. A tri-way dialogue, between the city authority advised by profession-
als, builders and users would lead to the development of a more meaningful and realis-
tic set of codes. In the framework of effectively designed housing policies, the
objectives of standard would be more focused and easier to take shape.
The central issue concerning city regulation is that it is under the discretory power of
the Provincial Government, and the Karachi Master Plan 2000, a document formulated
in 1988 (World Bank & KDA Master Plan Dept.) has not been implemented. There is
reason to believe that the Master Plan has not been signed and enforced by subsequent
Chief Ministers in order to maintain power and control over Karachi's valuable land.
Under the chairmanship of the Chief Secretary, 'Oversee Committees' comprising of
architects, planners, builders, bureaucrats and senior citizens is formed from time to
time to discuss issues and problems faced by the city and propose solutions to these.
The main pursuit of professionals is the implementation the Master Plan, which details
the city development process and more importantly brings city regulation under the
status of law. Suggestions on revisions of bye-laws have been put forward by profes-
sionals in these Committees. PCATP (Pakistan Council of Architects & Town Plan-
ners) has also endeavored to form committees to analyze the bye-laws and propose
solutions. However, no firmly technical work has been done or results achieved by
either of these groups.
The Builders Association in Karachi, on the other hand, has been creating a strong
lobby for approval of their proposed, considerably detailed, amendments to standards
since the last 5 - 6 years. In a situation of prevalent corruption and the authorities occa-
sional inconsistency by way of bending its own rules by granting 'special permissions'
or lifting bans periodically; there is a reasonable possibility of acceptance of some of
these, if not all, proposals. Therefore, these need to be scrutinized thoroughly - certain
merits may be derived from parts of the proposals, while implications of others have to
be carefully assessed. More importantly, those involved in the decisions making
should address the, commonly ignored, questions: What do we want the city to
become? What kind of settlements do people want, and can afford?
The first two suggestions made by the builders, before revising regulation of plot ratio
and proposing no restriction of height on any site, are:
"Existing conditions should govern". If majority of plots in a zone have been con-
structed (illegally) with one or two additional floors and regularized by the authority in
the past, then all new constructions should be allowed to build accordingly, so that
"there shall be no precedence to be used in the Court of Law against discrimination."
Similarly, other 'nominal' violations such as projection, balconies, excess loft etc.
which been regularized by authorities in the past with penalty charges, are proposed to
be incorporated in the revision of building regulations.
"Consistency in rules". City authorities have different height regulations for various
areas of the city, a common policy in most cities of the world. Factors for particular
codes for specific areas may be density measures, existing neighborhood fabric or his-
toric value. Whether all varying height regulations in Karachi comply to any real or
valid reasons is another debate. For the builders, this "discrepancy" should be cor-
rected by allowing same standards based on categories of plot sizes throughout the
city.
The duality of the above two statements is clear: "existing conditions should govern"
where height codes have been violated and allowing new constructions to follow the
pattern of deviated standards, whereas "consistency in rules" should be observed and
height standards be uniformly increased in the entire city. Existing 'precedence' is
important for the former situation but over-ruled in the latter proposition. Based on
discriminatory grounds, the 'precedence' factor has been used by some influential
builders to get special building permits from city authorities, who are partly to be
blamed for not taking measures to plug in the loopholes in the system. The failure of
city administration becomes more evident, considering the fact that for last several
years ban is imposed and then released on the construction of buildings above G+4
stories. Though these allowances have seldom exceeded addition by 2 - 4 stories, it
expresses inconsistency of approach and encourages builders to constantly find ways
to forgo height restrictions.
We now turn to the discussion of what developers in Karachi are exactly demanding
for allowing 'high rise within prescribed zones'. The builders update the zoning regu-
lations for various plot categories (town houses, flats, commercial-cum-residential) by
proposing new standards for the compulsory open spaces and increased allowable cov-
ered area. An equivalent plot ratio (PR) and percentage of compulsory open space
(OS) is fixed for different plot sizes and without any height restrictions. Plot ratio is
the covered area of the structure on a particular plot. Thus, the present standards (for
two categories, described below) of PR 1:4, means that the covered area of the struc-
ture would be 4 times of the area of plot and with minimum open space requirement of
14%-16%, the building would be G+4 stories. (See Appendix III, Table 9).
The builders proposals are different for the two official categories of apartment hous-
ing: 'flats sites' are purely residential, and 'commercial-cum-residential' schemes
comprise of retail activity on the ground floor and housing units above. For flats, the
suggested standard remains at PR 1:4 with OS not less than 50% and no height restric-
tions - emphasizing that this regulation be uniformly applicable in the whole city. Cat-
egories of commercial plot sizes with corresponding open space and equivalent plot
ratio is detailed, again, under the prefix of flexibility in number of stories. A compara-
tive statement of changing rules (of height regulations) of KBCA and other agencies
since 1961, is incorporated to reinforce the proposal. Briefly, the builders have put for-
ward a trade-off situation: more open space for increased plot ratio and no height
restriction resulting in more covered area and higher densities, to be standardized 'for
all types' of neighborhoods.
Why do builders favor high rise constructions? The obvious justification given by
them of this review is that it is the need of the present day - population growth, land
price, limited financial resources and available utility services. Particularly, ineffective
supply of serviced land to meet the builders demand has led to a situation where they
want to cash-in maximum from any one project. In addition, 'increase in plot ratio
along with no height restrictions will not only reduce the proportion cost of land on a
unit, but it will ensure better environment.' Improved surroundings at lower costs for
the users and efficient use of urban infrastructure, many housing professionals would
argue, is not the driving force behind the builders initiatives. But some members of the
anti-high rise lobby, builders complain, have exaggerated to the extent of simulating
the private formal industry with the so-called "illegal investment companies."
To begin with, the 'no height restriction' agenda and that too suggested to be permitted
in the entire city is essentially, an almost dangerous proposition. It would not only
cause complete chaos to the urban morphology, but create serious functional disorders
- for example, medium and high rises appearing in neighborhoods of independent
houses would fragment the physical structure of the area in addition to violating the
privacy of the residents and climatic conditions of their dwellings, or would overstress
services in localities where infrastructure provision is not meant for high densities.
The premise of necessary evolution of standards in accordance with changing needs,
must involve a step-wise process based on in-depth evaluation and logic, and should
be recognized when used as a tool for self-interest strategies. Revised regulations must
follow the broader purpose of standards which is to ensure a coherent and safe living
environment.
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Height restrictions should remain, and vary with conditions and characteristics of
neighborhoods, as they do now. However, the issue of allowable heights for certain
areas, particular target groups and specific plot sizes only can be further explored.
The existing high rise (G+14 to G+16) housing stretch along the Clifton seashore,
accommodations of high-income categories, with considerably escalated resale values,
indicates that it is a workable possibility in Karachi - for high income groups that is.
These and other such high rise office buildings in the city have solved the energy reli-
ability problem by installing their own generators to keep elevators functioning in case
of frequent power failures. Besides offering a range of other facilities, these buildings
are well-maintained - but owing to the fact that high income high rise dwellers pay a
substantial amounts each month (Rs. 2000 - Rs. 2500) to keep the elevators and water
running, employ cleaners etc. In the same area, lesser priced units in high rises inhab-
ited by lower middle or middle classes, not built to quality standards and suffering
from poor maintenance, offer an appalling sight- they are vertical slums in the making.
Residents cannot afford high maintenance costs required of high rise constructions in
Karachi.
Housing issues are not merely technical and economical based but encompass the
silent investment of the community at large; validity of any proposed housing strategy
should be proved in the light of its compatibility with socio-cultural evaluation. Short-
age of housing has led to quick or instant high rise projects to meet pressing demands.
Researchers have proved that high rise dwellers face psychological and sometimes
deleterious social behavior problems (E.M.Gruenberg, 1954; Riaz Hassan, 1975;
R.E.Mitchell, 1971). Evidence from another study by Schmitt (1966) shows that high
density has no significant impact on various measures of morbidity and illness, once
education and income are statistically controlled.
For the case of Karachi, it is observed that highly priced apartments of relatively better
quality and design sophistication are evidently purchased by high income groups who
can afford the eventual high maintenance costs, and therefore to perhaps a greater sat-
isfaction level among inhabitants. One of the reasons given commonly for selection of
medium rise, by middle class dwellers questioned through this research was that it was
far more economical than high rises due to lower maintenance costs. Wife or children
of a rich household living on the 18th floor can have access to health clubs, other out-
door social engagements and maybe yearly vacations abroad. On the other hand, the
18th storey residence of a middle class family is the prime center of their time and
activity, and as such begins to lack integration with the open environment or generat-
ing interaction with the neighbors.
Whereas housing scholars have written about social and economic impracticality and
problems of low income families in flats, studies by Cullingworth (1960) and Aregger
(1967) et al have shown that high rise housing may offer suitable accommodation for
single or childless couples but for larger families with children it should be used in
exceptional cases, since surveys indicated a majority of such households expressed
dissatisfaction. Therefore, the differences in social behavior and economic standing,
preferences and recreational facilities available to various income groups, should serve
to determine the appropriate living environment for each. Briefly, in the context of
Karachi the target group has to be defined when high rises are proposed.
Turning to the subject of allowable heights for various plot sizes, the builders proposal
does not recognize demarcation and plot proportions of smaller plots (less than 1000
sq yds) and the implication (of proposed PRs and OS percentages) on the design and
overall urban profile of the localities (see Fig. 8). Smaller plots are usually demarcated
in narrow rectangular segments in the city (to reduce lengths of service connections
and economize layout of infrastructure). These are also in localities of relatively
higher densities.
Let us look at some of these figures and their implications more closely. For example,
the proposal of PR 1:4 with 50% OS on 400 sq yds producing a G+7 block would
yield a thin and long tower like structure, further increasing the density of the area due
to increase in allowable covered area, in addition to introducing the cost and mainte-
nance of elevators and generators. More so, in this particular condition covered area of
each floor is 1800 sq ft. (total 14400 sq ft.) which leaves 1350 sq ft. for the apartment
after deducting 25% for circulation. 1350 sq ft. could either accommodate two units of
each 675 sq ft. (total, not carpeted) or one apartment on each floor. The apartment size
in the former case is too small, and as builders are aware, not marketable products for
high income and middle classes or practical for low income families, whereas for the
latter case cost of units would sharply rise. Either of these flats would then be pur-
chased by lower middle classes or high income groups respectively, precluding the
middle classes from apartment housing built on the specific plot size of 400 sq yds or
less. One may argue then, in the knowledge of previous violations on 14%-16% open
spaces, as to how much of the 50% OS would really be left open and what function
would this open space be serving? Compared to the city standards of PR 1:4 with 16%
OS (G+4), the builders proposal represents a gain of 50% covered area and 150% open
space. However, in the light of the resulting floor area of units calculated and addi-
tional expenditure of lifts and generators, one wonders if such figures are merely
meant to convince authorities of their logic. On plot sizes of 400 - 600 sq yds, creation
of G+7 for flat sites or G+9 for commercial-cum-residential sites (PR 1:6. 40% OS)
does not seem to be a viable proposal.
Yatin Pandya (1996) draws some interesting conclusions by correlating the number of
floors and the released open space on ground (Fig. 9). He demonstrates that if the built
-up area is distributed in four floors it leaves 75% of ground as open. whereas a ten
storey structure would leave 90% of open ground space. Thus the difference in gain of
open space after four stories is really insignificant as against the limitations offered by
the six additional floors are fairly serious.
For plots over 1000 sq yds, and in defined zones of the city, the possibility of increased
ratio and heights may work under certain conditions (suggested PR 1:7 to 1:8, 50%
OS, G+13 to G+18). Again, the target group for whom high rise housing is suitable in
economic and social terms in Karachi is the high income group. Assuming the public
authority's insufficient delivery of serviced land as a given condition, vertical housing,
of perhaps maximum G+10, may be an option for middle income groups, if:
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Fig. 8 Comparative study of existing KDA (Left in all plot sizes) & builder proposed (Right in all plot sizes)
bye-laws of plot area ratios. Also refer to Appendix III, Table 9.
NO. OF FLOORS - 1
GROUND COVER - 100 %
OPEN LAND - 0 %
NO. OF FI-LORS - 2
ROUNO COVER - so
OFN LANO - 50 %
NO. OF FLOORS - 4
GROUND COVER - 25 %
OPEN LANO - 75 %
NO. OF FLOORS - 10
GROUND COVER - 10 %
OPEN LAND . 90 %
Fig. 9 As long as the Floor Space Index (FSI) is controlled, the release of ground is only marginally higher in
ten storeyed structure compared to the four storeyed. Source: Yatin Pandya, "Playing Housie", Ghosh, Santosh
ed., Housing Development and Management, Center for Built Environment, Calcutta, 1996, pp. 156 - 158.
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- there is a real corresponding decrease in the apartment price due to higher profits
made by the developers and confirmed by the city authorities.
- generators are provided by the builders to operate elevators during power failures
and average maintenance costs expressed during sales. There is also a possibility
of builders to contract (and transfer to apartment associations) particular mainte-
nance companies in all projects in return of lower service charges eventually lev-
ied from residents. "Lower maintenance charges" could be advertised as an
additional feature of the project.
- the city authorities ensure compliance with the required 50% open space, in addi-
tion to requiring it to be green spaces.
It would be appropriate here, to refer again to the example of increased building activ-
ity by the private developers in Bangkok, in the context of negative results of mini-
mum regulatory environment that supports builder housing. Foo Tuan Seik (1992)
points out that since there are virtually no land-use controls in Bangkok, developers
had been at a liberty to construct any type of housing at any location. Regulations per-
taining to s"hdivision and building standards are the only forms of public controls, and
those too have been regularly reviewed and eased. While this approach lowered hous-
ing costs, long-term social costs due to negative externalities like transport inefficien-
cies and environmental problems have been incurred. For example, Foo explains that
highway construction by the government opened up new areas and brought outlying
suburbs within the commuting distance of the city, but it also gave rise to urban sprawl
as the construction of primary roads were not supplemented by planning and execu-
tion of connecting access roads.
2.3.3 Lack of Coordination and Procedural Problems:
At present, there are various civic agencies, some for different areas of the city, con-
cerned with town planning, infrastructure development and building control regula-
tions. These agencies function either under Federal, Provincial or Local governments
but are not accountable to their respective counterparts working under any of these
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governments. For example, affiliation of some of the more important agencies is as
follows: KESC works under the Ministry of Water and Power of the Federal Govern-
ment, KDA and KBCA under the Housing and Town Planning Department of the Pro-
vincial Government, KMC and KWSB and the four zonal municipals under the Local
Government. Such a dispersal of control and monitoring by different governments,
planners and builders indicate, has led to lack of coordination, ad-hoc policy formula-
tion, corruption and political differences, and that urban management requires a com-
prehensive approach of dealing with city development in its entirety. It is interesting to
realize that this was not always the case; till the late 70s Karachi was managed by a
single organization, the KDA. In this regard, as mentioned earlier, implementation of a
single Master Plan, to be followed by all agencies and creation of an independent City
Government with powers to enforce this Plan has been the center of discussion in the
recent past. One may argue, on the other hand, that such a distribution of responsibility
and authorities avoids the creation of one organization having complete decision mak-
ing powers.
For the private industry. .uch a fragmented structure of the city administration has cre-
ated difficulties in procedures, for example, approval of plans, obtaining permits etc.,
which in turn has been the main cause of increasing corruption. Some of the proce-
dural bottlenecks and related issues are summarized as follows:
No Objection Certificate. Builders and developers have to obtain NOCs from the
various authorities and organizations before launching the project. The builders
point out that the requirement of NOCs is not covered under any notification and
therefore cannot be considered as legal. They propose that requirement of NOCs
from various utility departments should be restricted to only those areas which do
not come within the boundaries of notified schemes or where land use conversion
has taken place. It is also suggested that 'one window operations' be adopted to
simplify procedures. NOCs are issued after detailed evaluation of the project, but
followed by tedious departmental procedures. Operations should be simplified as
proposed by developers, but the condition of obtaining NOC for all projects
should remain intact to avoid malpractices.
- Relating to instances of cancellation of NOCs after issuance for multi-storied
projects, the developers strongly denounce the practice. The purpose of obtaining
the certificate (implemented in 1979) is to safeguard public interest, as is evident
through regular KBCA / KDA instructions in public notices to purchase flats or
shops in projects having NOC from the authority. The trend of cancellation of
NOCs, according to builders, has shaken the confidence of buyers in KDA and the
private sector and caused setbacks to the business. However, it is known that such
steps are taken by the authority as a penalty for deviation from standards and
sometimes the consumers' pressure to take action against defaulting builders'.
- The builders want that the land acquisition procedure be made transparent and
simplified. They point out that the high value of Karachi land has made it a com-
modity for political maneuvers, often exchanged for favors and vested interests
and allotted on the basis of political affiliations. There is also a tendency for new
governments to freeze or cancel land allotment given to builders by previous gov-
ernments. Therefore, builders and construction companies are often left with no
other option than to buy land from private sources at exorbitant prices. The devel-
opers indicate that land records are kept by different authorities in a disorderly
manner and in some cases when a project is announced, many claimants of the
same land appear. To save their reputation and the project, builders have to suc-
cumb into paying substantial amounts to the authority. This eventually inflates the
cost of the project. In a case of discord or unwillingness to pay, project files would
be declared 'missing' - probably also explaining the reason why land records have
not been computerized as yet or given free access.
- The developers' Association is completely opposed to regularization of katchi
abadis by the government. The ABAD report suggests land allotment policy for
construction of low cost flats and slum 'improvement' through 'involving the pri-
vate sector to build low cost flats (G+4) and accommodate the existing occupants...
through mechanized means of construction executed in less than a year, guarantee-
ing at least 50% open space.' These proposals are clearly far removed from reality
and unaware, or simply ignoring the experience of removing squatters or housing
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low-income groups in flats. Interestingly, at least eleven out of the twenty-four
respondents expressed the view that they are willing to participate in low income
housing projects under a workable and 'attractive' policy proposal. They indicate
that with regards to public-private partnerships, they have never been given the
right incentives contained within a comprehensive policy and plan of action. This
is also mentioned in the ABAD report, though constantly pivoted around-larger
goals, 'Cost of infrastructure development for low cost zones can partly be recov-
ered by creating commercial corridors on main arteries of the city and allowing
high rise construction there.' Successful examples of low-cost housing achieved
through public-private partnerships are cited, like Khuda-ki-Basti in Hyderabad.
Gulshan-e-Hadeed and Surjani Town in Karachi. Creation of satellite towns, with
employment opportunities around Karachi, to disperse population and divert rural
migration, is also suggested; though one can regard the builders' idea of new
towns as not being persuasive enough to be legitimate.
In June 1996 the then Prime Minister ordered the Government of Sind to take
severe action on builders involved - unauthorized constructions. According to the
ABAD report, in pursuance to that order about 260 buildings were sealed in Kara-
chi, without considering the nature or gravity of the violation. ABAD suggested
categorization of such structures in this regard and supported demolition of severe
violations. The builders claim that many projects among those sealed had minor
deviations or alterations, and investment of builders and buyers was needlessly put
at stake. They also regard obsolete byelaws as the root cause of the problem.
- An important concern of the developers is the revision and certain deductions in
taxes, fees and other charges levied by different departments. They also explain
intricate procedures of submitting tax returns and arbitrary scrutiny of these creat-
ing 'unpleasant' situations. Analysis of the extent of justification for proposed tax
reductions is not covered here.
- Incorporation of construction firms and real estate business is not allowed by the
government, as a protective measure against unscrupulous companies. Thus, most
of the firms are registered as private or public limited. Due to this restriction cer-
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tain officials acquire monopoly and create hurdles to entrepreneurs willing to enter
this field. While the government should take direct action against erring firms and
not place the entire industry in a disadvantageous position, it could also devise
safety mechanisms against such companies or individuals; for example, presenta-
tion of certificate from the concerned association, rating agencies in the private
sector etc.
2.3.4 Infrastructure Facilities:
Apart from inadequate supply of developed land in Karachi, the public sector failure
to provide infrastructure connections (primarily water and electricity) has not only
hindered housing delivery but also led to increase in net price of units accrued from
buyers and prevented a number of entrepreneurs from entering the housing industry. In
addition to complicated, time consuming and expensive procedures, occasional bans
and increased rates on provision of water and electricity facilities has impeded the pri-
vate industry.
Developers say that concerned departments have construed a misconception that verti-
cal growth in the city is the main cause of overstressed service provision, though they
are aware that requirement and distribution of services depends on population and its
needs. They also regard the water and electricity shortage claims by the authorities as
mythical and created in order to support the private water suppliers, the tankers 'mafia'
and come to informal understandings with developers (since one can get as many
water tankers as needed or unauthorized connections with the connivance of the lower
staff).
While many of the builders' stories are true for new developments, there are genuine
problems in providing services to projects in older localities with infrastructure
designed for a limited population. This is especially true for plots converted from ear-
lier land-use function to multi-storied constructions.
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In relation to the overall shortage projected by authorities. a report presented to the
"Broad Based Committee" set-up in July 1991 under the Chairmanship of Mayor of
Karachi, and comprising of members of ABAD, KDA, KWSB. KBSA and other rele-
vant agencies, revealed some interesting statistics. The report indicated that if all flat
sites and commercial-cum-residential plots are built up and occupied completely
which may take 10 - 15 years, the total water consumed by the residents of these build-
ings would be 22.6 MGD, whereas estimated supply by 1995 was projected to be 505
MGD, i.e, only 4.3% will be used by the residents of medium rises and high rises.
In 1994, ban was imposed on electrical connection to over 200 commercial residential
projects, which had paid developmental charges and received permits. Most of these
projects which were initially given temporary electric connection, were already occu-
pied and eventually the residents had to pay higher charges to Karachi Electric Supply
Corporation (KESC). This shows that power was available and was being consumed
by the residents but in order to levy higher charges, the department was not providing
permanent connection. Similarly, the builders indicate exorbitant rates for temporary
connection charged by KESC during the constructi i period which ranges from 2 - 3
years. Presently. this connection is given only for three months and builders have to
get it renewed through kickbacks. Acquiring other infrastructure facilities such as
sewerage, solid waste disposal and road work is equally difficult. In a city where pri-
vate efforts of the low income informal Orangi settlers, participating through the
Orangi Pilot Project, provided an unparallel example of the largest community install-
ing its own pipelines, there is also a strong case for allowing and promoting private
firms in the construction of infrastructure.
2.3.5 Price Escalation:
In view of the sharp increase in costs of materials in the recent past, its effect on the
cost of construction and consequently on the housing price, the builders propose form-
ing a legislation that allows increase in cost according to set indexation.
Besides the frequently mentioned 'cement mafia' who erratically escalate prices, price
hike of construction materials, is also the result of increase in excise duty and sales tax
on most of the materials by the government, though they are primarily produced in
Pakistan. The developers have been voicing their disapproval in this matter since the
last couple of years. Steady rise in petroleum prices has also served to indirectly
increase the costs of construction.
It may be indicated that although cement production is ample in Pakistan. the govern-
ment does not allow its export (or import). The cement manufacturers therefore, to
ensure price escalations periodically create false shortages and reduce supply to the
market. In October 1998, under the instruction of the government, the Monopoly Con-
trol Authority (MCA) ordered cement producers to reduce the price from Rs. 240 to
Rs. 140. The cement manufacturers association did not oblige on the plea that the
industry is faced with a crisis. During mid- February 1999, the cement manufactures
were ordered to bring down the prices again, but no cuts were announced till mid-
March 1999. These events have not only retarded the private and public sectors con-
struction activity, financially harmed laborers and amed businesses, but also effected
the cement business since buyers are waiting for prices to be reduced. In addition, the
Chairman of ABAD apprehended that delay in completion of apartment projects
would lead to unpleasantness and lack of confidence of the buyers. He anticipates "tre-
mendous boost" in the construction industry with reduction in cement prices, and
interestingly replied in the affirmative when asked if price of apartments would come
down as well, with this decision. Expected reduction, according to him. would be by
Rs. 50, 000 for a 1, 000 sq ft. flat if cement prices are decreased by Rs. 100 per bag
(Dawn, 8 March 1999).
In addition to the above, most of the respondents advocated an increase in credit facil-
ities (for buyers and builders) and revision of policies of the existing public lending
agency, the HBFC. It was emphasized that though the National Housing Policy'94 has
declared housing as an industry, to be given highest priority and recognized the private
industry as the main producer of housing, no steps to implement this policy have been
taken by the government. In order to reduce bad building practices of some builders
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Standards /
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Buys - for product
/T
Informal Borrowings
* Public regulator fails to supply sufficient serviced land. Corrupt practices and procedural bot-
tlenecks serve to impede private housing production.
Inadequate credit facilities for buyers and none available for private builders.
* Politicians influencing land and housing policies and practices to maintain control over the
urban land and gain personal benefits.
- Increased risks and uncertainty for builder: No incentive for private builders to continue build-
ing middle class housing or consider participation in low-income housing.
Fig. 10 Interaction of various actors in developer-built housing production.
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and minimize public complains against the builders, ABAD had been striving for stan-
dardization of contractual conditions between buyers and builders to be developed by
KDA and is acceptable to all. The Association has submitted detailed working papers
to the authorities concerned. and some steps have been taken by the public agency in
this regard. Deteriorating law and order situation in Karachi also concerns the private
sector, since it has contributed in retarding housing delivery.
Several aspects related to the participants and the processes of the housing delivery
system in Karachi have been discussed in this Chapter. The structural components
shaping any housing market are: availability of housing finance, level of competition
and ease of entry of builders into the industry and of prime importance, the supply of
serviced land for housing construction. The Karachi housing market lacks in these
competitive forces and is therefore, ineffective and unresponsive to demand. Due to
limited land supply and inefficient market processes, the price of housing is unneces-
sarily high. The idea of affordability is rendered meaningless in this situation. The
land market condition of Karachi proves wrong the assumption of . any planners that
public control of land, instead of private, would reduce speculation and housing infla-
tion.
Through the story of the middle income, the private builders and apartment housing.
the following conclusions can be reached.
Firstly, the prime factors that have led to price escalation of apartment housing are
insufficient serviced land and inadequate housing credit facilities. In addition, increase
in price of materials, kickbacks to public agencies to ease procedural bottlenecks,
obtain permits and connect to infrastructure facilities, are all costs that are built-in the
price of the housing unit. As a result, affordabilties of the middle class buyers is not
the factor that has served to shape the market product. Rather, the builder market has
shifted towards providing larger and more expensive apartment housing for affluent
clients.
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In the condition of easily and readily attainable developed land, more builders compet-
ing in the market and (ideally) no corruption process. the luxury housing production
would, perhaps, continue for some time, eventually its oversupply due to increased
building activity would bring down prices to a level where it would not be more profit-
able to build such units anymore. The housing market would then automatically move
to provide for the middle classes. In the initial phases of this process, however, due to
high demand and accepted market prices, decrease in housing prices and passing of
builders' savings to buyers may not take place.
Secondly, efficient processes and land availability would encourage new entrepreneurs
to enter the housing industry. This would lead to dispersal of urban land to larger num-
ber of builders creating lesser tendency to hold and speculate land, as is the case with a
small number of owners of bulk land. Increased competition would also cause apart-
ment prices to move down and lesser profit accrued by the builders. One could specu-
late as to how the builders get away with such high profits - and if profit level is so
promising in the housing industry, why do not many other entrepreneurs enter it? The
abnormally high profit limits set by builders at present is perhaps also due 3 the
knowledge that acquisition of land for new project might take considerable time - a
high risk factor of being in the private builder industry. It is due to the same reason,
coupled with complicated, corruptive and expensive procedures for building approvals
and infrastructure connections that prevent a number of individuals from going into
the construction business. These risks and bottlenecks must be mitigated.
Thirdly, builders perceive de-regulation of bye-laws concerned with high rise con-
struction as the only way to maximize profits, given the poor supply of land. As Ber-
taud and Malpezzi (1994) state, "Land use regulation per se is neither good or bad.
What matters is the cost and benefit of specific regulations in specific market condi-
tions." 8 The market condition of deficient land, it seems, has been taken by builders as
a constant, turning their attention to the specific regulation of height restrictions in
order to maximize benefits.
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Survey, documentation and analysis of selected apartment schemes of middle income
residents built by private builders, illuminating a variety of aspects and recorded dur-
ing the period of December 1998 - February 1999, has been covered in the Chapter
that follows.
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CHAPTER THREE
Design Outcomes and Case Studies
The primary requirement of the acquisition of adequate knowledge of the private
development process having been met, the research turns to the housing product of the
builder industry.
Explicitly, the reason for studying the medium rise apartment type, in addition to its
wide demand and supply is, as the author's contends, that it provides a sustainable
solution by increasing land-use density and is more compatible than high rise apart-
ments with regards to economic, technological and cultural context of Karachi. It can
be further argued that the per unit investment of a reasonably acceptable quality high
rise apartment is far greater than for medium rise, their management and maintenance
are more than twice as costly, the construction time of high rise is longer, it requires
more trained labors, expensive mechanized equipment and services of experts provid-
ing sophisticated design, infrastructure and safety requirements. Therefore, analysis of
design aspects and occupants serves to highlight various facets of this living environ-
ment and establishes a basis for future work in this area. Before proceeding to the case
studies, it would useful to bring forth some dominant design issues in relation to
developer built product housing.
3.1 Design Aspects of Production Housing
Strange as it may seem, architectural and cultural sterility of production housing
appears to be a global phenomenon. Across the vastly different housing delivery pro-
cesses prevalent in developed capitalist, socialist and developing countries, the charac-
teristics of the product are very similar. Architects detest its tedious repetitiveness,
dreary architectural language and cultural inappropriateness. Pandya (1996) speaks of
builder housing in India as the "monotonous concrete boxes littered everywhere."i
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Huth (1992) describes mass produced housing in China produced by the danwei* as a
"sea of identically boxy, grey and boring high rises" and the Beijing press frequently
publishing articles and cartoons about the difficulty residents and visitors often experi-
ence in finding a particular apartment and/or building.2
Reed (1998) narrates the perception of production housing by architects in the United
States, most of whom "decry the destructive planning models, mindless building
designs and lowest common denominator construction." 3 Rouda (1999) writing in the
monthly magazine Architectural Record, reflects on design of most of America's new
homes, "Product houses, subdivision houses, spec houses, merchant-builder houses -
no matter what they are called, developer built houses are a product, sold on the open
market just like cars and shoes. And like other products. the design of speculative
housing is a function of marketing. Design mistakes are perilous, and risk must always
be managed... The market builders pay so much attention to repeatedly reminds them
of something few architects like to hear: low-dollars-per-square-foot and big back-
yards will almost always out-sell creative and innovative design. Product? Dollars per
square foot? Outsell? Listening to the market? As an architect you either understand it
or you don't, and either way it's still frightening. After all, what's this got to do with
architecture?" 4
Builder housing, indeed, is criticized for being prescriptive rather than performance
related, rarely introducing new and creative design ideas. Builders and architects who
design commercial housing would say that it is the buyers' conservative standards and
resale concerns which discourages them to experiment - the greater the risks taken in
the design, the more chances of its failure. The differentiation that takes place is there-
fore, merely cosmetic sometimes performing visual gymnastics to draw attention. It
could be argued, on the other hand, and especially in a condition of insufficient hous-
ing supply, that volume production of housing takes precedence over how it looks.
* An industrial enterprise or company, which most Chinese refer to as the 'unit', is responsible for
many functions; although most danwei work in association with the government they have consid-
erable monopoly over the housing market and can be regarded as an equal to the private sector of a
free market economy.
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Further, are buyers really concerned or unhappy of the architectural language of the
houses in the market? Aesthetic standards of most consumers seem to be quite differ-
ent from that of design professionals, also often established by dominant trends in the
market and choices made by other people or income class, whose judgement or prefer-
ence is valued. And in all modesty, are architects the authority on aesthetic values?
Professor Reinhard Goethert (MIT) gives the example of Levit towns, pioneering mass
housing projects built after World War II during the 50s through government loan pro-
grams for returning veterans. The first major development took place on Long Island
outside of New York City, and later in New Jersey. Reinhard explains that the project
was heavily criticized earlier for its plodding architectural style; however, overtime
interesting transformations that took place due to alterations made by residents.
changed the character of these mass produced housing neighborhoods. Therefore, the
architectural interest of product housing, according to Goethert, is a function of time.
Yet, this argument is not as true for apartment housing, where even the eventual varia-
tion usually generates chaotic facades.
While one can criticize mass produced apartment housing for regarding the end-users
as an anonymous homogenous entity, the standard typology of cellular organization of
multiple stories is unavoidable to a certain level. It is difficult to individualize apart-
ment design to the extent of recognizing many different tastes and preferences of
occupants living in one block, given the requirement of efficient and cost effective
planning. Public housing supply approach in Japan during the mid-80s described by
Fukushima et al (1991) provides an interesting example of a method to overcome
these disadvantages and introduce more flexibility in apartment design to meet the
dwellers needs. By 1975 when surplus supply of units resulted in a condition where
quantitative demand had been met, the policy was oriented towards qualitative aspects
of demand. The public agency, Housing and Urban Development Corporation
(HUDC) examined a variety of housing needs based on peoples' life-style, to help
determine the design program and marketing of units. On the principle of "quality ori-
ented policy" the different sectors of housing supply in Japan introduced several
approaches to apartment design:
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- The Alternative approach, the most popular measure adopted is where the suppli-
ers construct several types of apartment units from which buyers and renters can
choose.
- The Semi-Order made method, the purchasers choose their preferred unit type
from the suppliers menu before construction.
- The Co-operation approach, a group composed of certain number of prospective
house purchasers order the supplier to meet their personal needs in relation to
room composition, finishing, individual or common facilities etc.,
. The public suppliers provide the skeleton and the shared facilities, and the buyers
manage the finishing and interior of their particular unit and facilities.
- It would be worthwhile to mention the "open part system" which was not imple-
mented due to its economic infeasibility, but according to Fukushima its concept is
alive in the public design agencies. The open part systems could create a variety of
housing unit types by combining of the industrialized parts available in the market
such as partition, storage units, kitchenette units, bath units etc. The merits of this
system were, the dwellers choice in selecting suitable parts in accordance to their
affordability, preferences and stage in family cycle and long term quality by easy
replacement of unsatisfactory parts.
Rouda (1999) proposes use of computer technology to solve the issue of monotony by
addressing two of its main causes: the difficulty in getting home-buyers to understand
their choices, and the trouble builders have in keeping track of buyers' selection once
they are made. In his opinion virtual realty software can help builders offer a gamut of
architectural options and possible configurations to consumers. Rouda foresees in the
near future a system where buyers browse through home styles on a computer, manip-
ulate each house in hundreds of ways - from adding rooms to choosing colors - and
then issue an electronic order for precisely what they want. The builder can share this
information with the hundreds of sub-contractors and suppliers involved, since mis-
take in getting the order right could destroy the entire concept. Interestingly, Jose
Duarte, a Ph.D. student at MIT is working on his doctoral dissertation at present on
design of software that could accomplish exactly the above objective.
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When demand is far more than supply, the builder industry acquires a decisive role in
establishing the kind of housing produced and gear the market towards meeting their
development motive of maximizing profits. Depending on the particular housing mar-
ket this may result in two extremes - of packing-in most number of units at basic min-
imum requirements ('cages for living', Sarma 1996) or moving upmarket to produce
luxury housing. Typically, when supply is equal or more than demand, housing mar-
kets become competitive and thus builders strive to better understand the users' prefer-
ences and needs, and orient towards quality production of housing.
Design outcomes in a condition of housing shortage, as is the case in Karachi, demon-
strates unconcern to these aspects. Whatever is produced would sell - or more pre-
cisely, has sold before it is produced. By looking at the range of apartment housing
produced in the city for middle and lower middle classes in Karachi, one realizes that
aesthetic questions probably begin to acquire lesser importance in comparison to grave
functional problems in planning and poor management leading to dilapidated struc-
tures and unhealthy living conditions. Dominant design trend since the last three
decades is the outward oriented 'block' planning, in contrast to the earlier chaivl
model enclosing a central courtyard around apartment units. The 'flipping out' of
apartment planning took place due to Western influences in design, in addition to bye-
laws that do not favor the courtyard planning, and render it a less profitable type. The
following pages document the character of medium rise housing in Karachi.
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1940s
Fig. 11 Medium Rise Apartment Housing in the Old City.
1950s
1930s
Fig 12. Residential Bldgs. from 1950s to early 70s. Napier Street,
Old City.
Fig. 13 Mushrooming Matchboxes: Abutted along sides, denying natural light & ventilation and
insensitive to the historic context. New residential constructions in the Old City.
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Lower Middle Income Apartment Housing
Middle Income Apartment Housing
High Income Apartment Housing
Fig. 14 Apartment typology in relation to incomes groups.
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ron
Fig. 15 High rise apartments of high income groups are well-maintained (Above), the same is not true
for high rises inhabited by middle- classes (Below Left). Clifton.
Fig. 16 Sea View Apartments in Clifton: Rapidly deteriorating because exterior finishes are not conducive to
the corrosive sea breeze.
124
Fig. 17 Balconies are commonly taken-in to
provide for storage or to extend living area.
Fig. 18 View of main entrance, only 8 feet wide.
Original plan showed 15 feet entrance, reduced
due to shops later added by builders.
Memon Complex, North Nazimabad.
Fig. 19 'Designed' Element: Vertical concrete ribs in
front of staircase serve no purpose -except to further
reduce natural light in the circulation zone.
Al-Fatima Apartments, Federal B Area.
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2Fig. 20 Alterations & Additions: (Left) Usually space is not provided for
geysers, which are then placed in the balconies, on window projections or
mounted on brackets. Right, top to bottom: 1. Ground floor residents extend
their unit. 2. Kitchen altered to create 'sitting down' cooking arrangement,
in tune with the cultural context. 3. Addition of guard room in most schemes.
4. Grill and steps added by residents.
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Fig. 21 Poor services and maintenance: Rusting and leaking
pipes and improper garbage disposal. Below right: Balconies
used for drying laundry or storage.
Fig. 22 Typical Interiors: (Left) The most used lounge space usually acts as a circulation zone.
(Right) Drawing room is the formal entertaining area.
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Fig. 23 Community owned housing complexes are usually better maintained. Left Below: Space created between shops
and apts. Right: Vertical poles define the edge of the parking line, so that cars are not parked adjacent to windows.
Also Note: Window projections are placed too high - and do not serve their function. Al-Burhan Apartments, North
Nazimabad.
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3.2 Physical Sample Survey
The six case examples of medium rise apartment housing selected for documentation
and analysis are fundamentally middle class residences. Studies do not include luxury
type apartments or cheaper / smaller flats of low and lower middle income groups. In
order to draw correct inference reflecting on all possible varieties, these projects are
selected from key localities of the city. Case studies were also selected on the basis of
scale of projects, constructions over a period of last fifteen years and variety of the
build form in relation to different site conditions and configurations. Not totally unex-
pected, the author received poor response in obtaining information on the project
development of these specific cases from their builders, who were mostly hesitant and
sometimes inaccurate, in providing facts especially pertaining to project costs. The
original questionnaire (Appendix V- A) was abridged according to available data.
Each case study is divided in the following two sections:
. Documentation and Response: Through drawings and photographs, physical aspects
and key fe-.ures of the project are established, like location, period of construction,
type and number of apartments etc. At least 8-9 households were selected randomly
from different blocks and floors in a housing complex. For example, if first and third
floor residents from 'Block A' are interviewed then ground, second and fourth storey
occupants from 'Block B' would be (arbitrarily) chosen.
Personal information like name, occupation, monthly income, family size and age.
help to introduce the occupants. Respondents included housewives, working mothers,
adult children (studying and working), men from many different professions (doctors,
engineers, bankers, teachers etc.) Most of the men interviewed were in service (middle
class - "fixed salaried income group") and much lesser number were self-employed or
in business.
Questions were asked on factors affecting choice of location, type of dwelling, space
utilization, problems and preferences, methods used for financing home ownership or
amount of rent paid. Answers to the above queries established the users assessment to
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varied aspects of their built environment and the dominant means of financing home
purchase. However, the writers' conclusion regarding non-committal response in few
instances is that residents are sometimes unsure of the applicability of the issue, do not
regard it important or are unable to appropriately appraise the point. Some express the
view that they depend on the architects' and engineers' decisions. (See Appendix
V- B for full survey).
IL Analysis and Suggestions: Based on the occupants' response and the author's own
purview, housing design elements are examined. Suggestions offered here are not
blueprints, but simply ideas that result from lessons learnt through the surveys and
which may provide a framework and reference to further develop design criteria of
apartment housing for middle income groups in the future. The analysis and sugges-
tions consider the following:
* Site planning: quality and use of open an semi-open spaces, landscaping, juxtapo-
sition of building block in relation to climatic orientation, road network, open
spaces.
e Built spaces: planning, floor space index, circulation (elevator, staircases), quality
and characteristics of different areas in the apartments (living, dining, bedrooms.
kitchen, bathroom), privacy, aesthetics, climatic conditions, extensions and alter-
ations.
- Services and Amenities: Transport network, amenities (school, hospital, park).
maintenance, parking, water and electricity supply. security, garbage disposal etc.
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General Responses
Most of the families questioned, had financed home purchase entirely through savings
and private borrowings; those who had taken HBFC loans also depended on private
sources since loan amount is a limited percentage of the total price.
Reasons given for opting for medium rise apartment were: price (compare to individ-
ual units) and lower maintenance charges (compared to high rise apartments), avoid-
ance of problems relating to self-contracting, construction etc., ease of purchase and
better security.
Preference of floor level generally depends on the provision of elevator(s) in the
scheme. Since medium-rise apartments usually do not have elevators, lower levels are
preferred. It is observed that the 'in-between' second and third floors are the most
sought after and are usually slightly higher priced as well. The heat gain factor and
more climbing height of the top floor, and lesser attainable natural light and ventilation
as well as privacy concerns in the ground floor, makes these second choices.
Analysis And Suggestions
1. The amenities offered within the housing is a significant aspect for purchasers and
which is used to rate the projects by the author. Quality of construction and mainte-
nance is another crucial factor taken into consideration. Most projects lack one or
more important facilities, for example, if parking and security is satisfactory, sanita-
tion may be neglected or vice versa. In certain cases, as the need is realized, amenities
have been added. Builders of these schemes use the basic minimum quality products,
thereby maximizing their profits. Project execution is always by design comprehensive
and never incremental. However, because residents typically undertake additions,
alterations and extensions in most apartment housing, it could be regarded as incre-
mental development. The construction method is RCC frame structure and concrete
block masonry. The author did not come across any medium rise examples that use
prefabricated construction system. Based on the quality of construction and amenities
offered, most of the medium rise housing development inhabited by middle income
groups is evaluated as average or poor in standard.
2. Three critical factors for efficacious site planning that are usually ignored in the
projects studied, are: a) orientation of blocks in relation to climatic conditions, b)
relationship to open areas and road network, c) distance between adjacent blocks.
Most projects adopt linear and parallel building formations in proximity to each other,
which not only creates a scale which oppresses the area between the blocks but also
harms the privacy of occupants and hinders light and ventilation into the apartments.
Internal layout of the units and site planning are mutually inclusive and must be con-
sidered in totality.
More often, apartment blocks are arranged in a way that does not integrate or utilize
the open spaces effectively, which seems to be residue of the built structures. These
open areas are usually provided coll-tively and apartment units do not benefit from
this space (for views or functions) due to their incompatible orientation or circulation
network. They remain inactive and under-utilized areas. In most projects, open spaces
are not segregated into vehicular and pedestrian / play areas. Hasan Center is a rela-
tively more successful example in this respect. Children are usually seen playing
either within the available open areas in the complex or in adjacent secondary streets,
and giving way to vehicles in both cases. This is a constant concern for most mothers
who explain that restraining children, and especially older ones between ages 9 - 13, to
play with their mates for the fear of accidents raises considerable 'unhappiness and
unpleasantness'.
None of the projects studied take into consideration the visual connectivity of mothers
to open areas used for playing. Logically, defined play areas in this context should be
visible particularly from the kitchen, since children usually play during the cooler late
afternoon periods till sunset which is also the time most housewives are preparing din-
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ner. Landscaping is not given much thought, occasionally planters may be provided by
the residents' association.
The built and the unbuilt space are interdependent and complementary entities that
create a cohesive whole living environment. Open spaces should be well-distributed
and interlocking with the apartment blocks. This would enhance the visual interest of
units and generate more communal activities within the open areas, and hence ensure
its maintenance. Correspondingly, parking areas should be separate from and inac-
cessible to open areas reserved for communal functions.
Apartment living could be greatly enriched if attention is given to landscaping. Partic-
ularly, in those housing complexes that incorporate commercial operations and / or are
adjacent to main roads, foliage would help to reduce pollution and dust. A common
misconception is that in the dry climate of Karachi any plantation would demand
appreciable and thus costly upkeep, especially water which is already a problem in
most of the areas of the city. In fact, Karachi is conducive to the growth of several
kinds of trees and shrubberies that d not require any maintenance or much water.
Additionally, softer treatment of the external floor surfaces could improve the quality
of the open spaces. For example, in recent years, better standard of cheaply available
clay tiles are being produced; these could be used instead of the usual poured concrete
floor treatment of the outside. Similarly, a small unpaved play area for small children
could be added. It amy be pointed out that the above steps only require initiative from
the builders; the increase in developmental costs by incorporating these would be min-
imal.
3. It is recognized that a range of dwelling sizes at various prices caters to affordability
of different households. At present, projects mostly offer two and three bedroom flats
and fewer four bedroom accommodations. However, there seems to be a strong
demand among middle class buyer families for apartments with at least three bed-
rooms Observation of living arrangements and interviews with residents of two bed-
room units reinforces this conjecture. For example, many households indicated that
they had purchased the two bedroom apartment when their family was smaller or chil-
dren were younger. The necessity to have separate rooms for grown-up boys and girls.
and a room for the parents, suggests three rooms as a desirable minimum. In at least
three instances, families had closed off the lounge space with party walls to create
another private room. A considerable number of 4 - 5 member families in two bed-
room apartments indicate a desire to move to three bedroom units, if available within
affordability range. Furthermore, both residents' and builders confirm that three bed-
room units sell out much faster than two bedroom apartments.
It is thus recommended that housing schemes should supply more three bedroom
apartment units. The author's hypothesis is that a three bedroom apartment of 12, 00
sq ft. - 14, 00 sq ft. for a family size of up to five members would be a comfortable and
desirable accommodation for a majority of middle class families. In addition, projects
could offer alternative plan forms which cater to varied preferences and needs.
4. Majority of apartments are lacking in skillful use and understanding of 'zoning',
i.e., separation of incompatible uses of spaces. For example, juxtaposition of bed-
rooms of one apartment facing the kitchen of otht, harming privacy of both, or the
kitchen windows opening onto the circulation corridor. Inefficient planning is also evi-
denced in waste of usable space, especially in corridors, both in external and internal
circulation, or when 'innovative' designs attempts yield awkward and inflexible living
spaces such as the Rao Apartments in North Nazimabad.
5. The position of doors and windows determine the ratio of usable space to that pro-
vided. Inappropriate opening result in waste of space in circulation. inflexibility in
arranging furniture and comfortable movement within the apartments. This is the case
with the lounge area of most apartment units, where the families spend most of their
time (television, eating etc.; drawing room is usually reserved for formal entertaining).
Bedrooms are accessed through the lounge, and while retaining its function as a fam-
ily living room, it is disadvantaged by its role as a large cross circulation zone (com-
monly mentioned problem pointed out by residents' is 'passing in front of the
television to go to the room no matter where they put it').
6. It has been analyzed from the study that kitchens and toilets frequently suffer from
poor natural lighting and ventilation, increasing the energy consumption and oper-
ating costs of the households. Kitchens of Type 'A' Apartments of Lateef Square, for
instance, are placed next to the main access corridor of the apartment block allowing
no source of natural light. Windows of these kitchens open in this corridor, and as one
resident points out "a good source to determine everyday menu of each home."
Exhaust fans have been added by some residents.
Since South-Asian cooking involves use of spice and generates a considerable level of
smell, proper ventilation for the kitchen is essential. Where the kitchen space allowed
the possibility, many residents have added a 'sitting-down' cooking and dish wash-
ing area on the floor. This is in tune with social and living patterns, especially for the
use of part-time maids who are not used to the 'modem' method of cooking demanded
by the "American kitchen". It is also related, again, to the cooking itself which in this
context is time-consuming., particularly the normal practice of making bread or 'rotis'
on hot platters. The Rufi Lake Apartments in Gulistan-e Jauhar partly recognize this
need by providing a separate enclave of sitting dow- washing arrangement within the
kitchen, and balconies next to the kitchen where some maid activity (cutting etc.) can
extend.
Conversations with resident women reveal that the kitchen space acquires a special
significance for them. Owing to the socio-cultural context of Pakistan, where most
women are responsible for preparing food (housewives or working) and to the time-
consuming nature of cooking itself, they spend sizable amount of hours in the kitchen.
Design of kitchens must recognize this fact, and not only provide the basic require-
ment of natural light and ventilation but also take into account visual variety and views
from the kitchen window and space to accommodate a small table and chair.
7. Staircases of some apartment projects surveyed, like the Type A block of Hamilton
Courts in Clifton are dark and depressing circulation zones. Specially in times of
power failure, many residents report, it is difficult to climb staircases and dangerous
for children. Staircases should be open from at least one side to allow for light and air.
Stairwells could also be pulled out and linked to separate blocks. It is observed that
generally when living and dining spaces are combined, one of the spaces is not ade-
quately illuminated or ventilated.
8. User modifications and additions offer clear clues for design criteria for this par-
ticular housing type and user category. Among the various changes done by residents,
one of the most common alteration was taking-in the balcony space mostly for stor-
age and sometimes to extend the living space. It is noticed, however, that this takes
place more often if balconies are small (say, up to 3'-O"x 5'-0") and do not comfort-
ably allow outside sitting of at least two persons, as well as when they open directly in
proximity to the next block and are not relatively private spaces. The balcony exten-
sions imply towards two distinct issues; first, to the provision of more storage space
and second, the size of the balcony itself which may function more successfully as an
outdoor sitting space if proportioned to easily accommodate 3 - 4 persons. Likewise.,
this may mean provision of one large balcony area instead of two or three separate
smaller ones, as is usually the case.
Addition of guard rooms (with bathroom and kitchen) and office of residents'
association in the projects studied is indicative of the resident's willingness to pay for
these functions in the housing schemes. To allow cross ventilation through the apart-
ments many occupants have added metal grill or netted doors in front of the main
doors that ensure security as well. It is interesting to note that over 95% of residents in
all projects studied, have added metal grills on windows and balconies. While families
with small children may have made this addition as a security measure, the reason
given by adult households is nearly always 'protection' concerns. Metal bars on even
the small kitchen or bathroom openings, perhaps expresses the inherent sense of inse-
curity felt by citizens of Karachi, developed over time due to the continuing law and
order problems and ethnic violence in the city.
Where the resident association is not strict in its controls, ground floor residents have
also taken-in the front space around their units by constructing walls. Some residents
have also added their own water tanks which mostly hang from supports on the ceil-
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ing, outside and in front of the main door of their apartments. Small generators have
been installed individually or jointly by occupants of the same block to provide during
power failures, basic lighting along the staircases and main corridors, and sometimes
to operate at least one fan in each unit. Projects have not considered placement of air-
conditioners; facade walls have been punctured to install these. Similarly, there is no
space provision for geysers which are either placed in balconies, within ducts or on
top of window projections of the floor below. The last two locations are not only
inconvenient for residents to light -up or service the geysers, but also potentially
unsafe placements.
Defined spaces for equipment such as, washing machines, vacuum cleaner, iron table
would be useful as well.
9. Pipelines are normally exposed on the facade of buildings, and those within ducts
(mostly without ladders) are not easily accessible for repair and maintenance. Sim-
ilarly, a general complaint is absence of proper staircase to the rooftop, which could
also potentially develop as a usable open space. To save cost' power distribution
cables are not installed underground, in nearly all such projects in the city. Instead
power lines run overhead from the road and then are clipped along the facades, which
does only contribute to further disfigure the built environment but is also hazardous.
At least four instances residents pointed out incidents of short circuit during rains and
in one case due to the power cables contact with drying laundry. Electricity. telephone
and gas meters should be installed in covered areas beyond the reach of children and
protected from water.
10. None of the apartment projects studied incorporated fire safety measures (stair-
cases or extinguishers).
11. Visibility of drying laundry is a common occurrence. Apartments could be pro-
vided with special washing and drying areas.
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12. Apartment complexes mostly have a residents' association. Each composed of
either elected or self-appointed members and headed by a president who manages the
finances. This association is responsible for maintenance, i.e., garbage collection,
repairs, painting and security. Maintenance problems in most apartment complexes
arise because residents' association takes some time to develop a mutual under-
standing. There are frequent cases of discord, in which case certain families may
refuse to pay maintenance charges. It is suggested that builders should offer a frame-
work of the maintenance system at the time of occupation and should probably be
involved for at least two years after the completion of the project. The city author-
ities also need to device rules that enforce project maintenance and methods that
ensure compliance.
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CHAPTER FOUR
Conclusions and Recommendations
4.1 Key Conclusions of the Research
Evaluations of the research can be summarized as follows:
1. In Karachi, the public sector is not only the regulator but also the owner of over
90% of land and its policies and practises have a direct and decisive consequence for
the housing market. The Karachi Development Authority has so far failed to supply
adequate amounts of serviced land for housing development. The main reason for this
deficiency is its policy of allotting residential plots at below market prices. That policy
has resulted in a KDA which lacks funds for infrastructure development. Political
pressures and maneuvering of land as well as corruption of individuals within the
agency further impedes the project development process in the formal private sector.
These shortcomings are evidenced in the housing shortage in Karachi, leading tc 'Aous-
ing and land speculation and outpacing of housing prices in relation to incomes.
2. In the Karachi housing market, formal housing credit is rationed for both builders
and buyers. Therefore, alternative modes of financing have been developed. Typically,
a builder invests only in the land and finances the building development through
advance payments and monthly installments from the owners. Buyers are dependent
upon savings or borrowing from family and friends to be use as down payments and
installments. They can get only limited financing from HBFC or high income borrow-
ers sometimes make use of high interest loans from commercial financial institutions.
Most middle income consumers raise all the funds for housing through informal bor-
rowings or sale of other assets.
3. Under such conditions of uncertainty, i.e., arbitrary release of land, limited financ-
ing and procedural obstacles which confront them, and resulting in unsatisfied
demand, the decision making of builders has favored production of a higher proportion
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of more expensive (larger) apartments sold at high prices, which still provide high
profit margins. The outcome of this action, is trickling out supply of formal builder
housing to upper income groups; they are sold at rates increasingly unaffordable to the
middle classes. Since prices and costs rise in the high income group sector more
readily, it affects all other sub-sectors of the housing market.
4. Another consequence of the inadequacy of Karachi housing market is that the build-
ers have turned their attention and taken initiatives towards de-regulation of zoning
and building codes. They want high rise construction to be permitted in all localities of
the city.
4.2 Possibilities for Future Directions
1. First and foremost, the public agencies have to generate a climate favorable for pri-
vate sector housing production. The discussion in the preceding chapters reveals that
unless supplies of land are increased, housing market would not move to adequately
provide for low and middle income groups. In a condition of sufficient supply of hous-
ing, like in Bangkok (1980s onwards) developer built housing industry shifted down
market to provide housing for low and middle income groups, and in the case of Japan
(1970s to mid- 80s) public housing focussed on qualitative aspects of housings.
In the context of Karachi, increase in supply of affordable housing can be ensured by:
improving provision of developed land,
- reforms in mobilizing households savings and developing housing finance
systems,
- removing bottlenecks from the development process, improved coordination
between various agencies involved and consistency in government policies
towards the private sector.
" KDA has to take the initiative of establishing a comprehensive program for the
review of planning, zoning, building and subdivision regulations. This should take
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place through the joint work of planners, architects, builders, sociologists and due
representation of the citizens' viewpoint.
The public ownership of land, is a potentially advantageous factor for housing supply
in Karachi. Government control of land and competent land policies could, essentially,
reduce speculation, land and housing inflation and excess profiteering. Dowall (1989)
proposed a "seven step strategic planning process" which includes: determining quali-
tative estimates of land and housing development targets, preparing a Karachi Plot
Development Plan, establishing intra-agency coordination among infrastructure pro-
viders, removing impediments to efficient market operations, developing mechanisms
for housing finance and promotion of informal and private formal sectors to produce
low-cost housing. Nine years after he wrote, no significant changes have been carried
out corresponding to his proposals, which is indicative of the problem of implement-
ing reform.
A self-sustaining process of housing delivery to a wide range of income groups will
certainly depend largely upon private efforts in production and in finance. The public
sector in Pakistan as elsewhere, must play its role as the "enabler" in its true spirit, and
create a framework which is conducive to the workings of the private sector. At the
same time, it needs to maintain its role as a regulator and assure that urban develop-
ment processes take place within the broader vision of the city, and adheres to a Mas-
ter Plan and its regulations. Furthermore, careful gauging of market conditions and
mechanisms, social research, and innovations in design and construction methods can
generate positive private sector responses. The housing industry could lead the way for
economic and social development.
2. Local governments and international agencies in developing countries while focus-
sing on low income housing problems, have provided assistance and training only to
small-scale builders and self-help householders. Efforts are required to focus on for-
mal private builders as well by providing training facilities that ameliorate their techni-
cal, organizational and market assessment capabilities. Since skills of builders and
developers are learned primarily through experience, on-the-job training is needed to
nurture the desired qualities among new entrepreneurs. Builders and developers
trained in labor intensive techniques, local technology, and affordable housing solu-
tions and who have learned to listen to the market, can significantly contribute in the
economic growth of the country while making profit through housing provision.
Correspondingly, a technical institute could be established that provides a data net-
work of information to the builders on varied aspects of the building industry like,
design, construction, safety codes, and resources to assess market conditions, demand
and supply, preferences and willingness to pay. It would be in the government interest
to form such an institute, in order to expand production of the building industry, as
well as ensure quality construction and design.
3. The following paragraphs outline a more focussed proposal to deliver affordable
apartment housing for the middle income groups. taking into consideration the present
pattern of private builder industry. The proposal assumes that KDA would choose to
act as a facilitator, and sets out a way in which it could function as a enabling agency.
Government Intervention: KDA Criteria Projects. KDA could establish a criteria (FSI.
design guidelines) for medium rise apartment housing within city limits, in accor-
dance with middle class affordabilities and preferences. It could then allocate special
land to builders willing to comply with this set of instructions and reinstate the earlier
policy of finance to buyers acquiring housing in these schemes. In return to these facil-
ities, the public agency should negotiate (say) 70% profit margin with the builders
(below which they do not launch a project at present) instead of the 100% today. Over-
time, with the success of the Program and increased building activity of the builders,
these profits can be pulled down further.
The design model and criteria must be developed by professionals through compre-
hensive analysis and research. In the initial phases the city authority may have to
determine price range of units produced to ensure accessibility to the target group.
Eventually, the market must be allowed to be self-regulatory. Fixed pricing strategy in
the long term, if not reviewed to account for rise in developmental costs due to infla-
tion, could create disincentive for builders to enter these schemes. Condition of pre-
selling of units could remain, in order to further mitigate risks for builders. Corre-
spondingly, HBFC should not grant loans for luxury apartment housing (usually above
1750 sq ft., with additional amenities) and increase percentage of loans for the KDA
Criteria Projects.
This research, for example, recommends three bedroom apartments (excluding draw-
ing, living) ranging between 12, 00 sq ft - 1400 sq ft. as appropriate and marketable
apartment size for middle class family of average 5 persons. A 12, 00 sq ft. apartment
priced at 10 to 10.5 lakhs would be affordable to a considerable number of middle
class households. Certain measures would have to be taken to ensure that housing
reaches the middle class target group, and is not held for speculation. Prospect buyers
maybe screened by way of determining incomes of (fixed salaried) applicants through
confirming documents from the employee. Mechanisms to ascertain sales to first-time
buyers could be developed as well. KDA could also extend these schemes to particular
(private or public) institutions to propagate housing for the middle income employees.
KDA 'branded' projects, secured against chances of malpractices, adhering to good
design guidelines, standard construction quality, lower prices and offering financial
support would create a housing package that would be affordable and attractive to
many middle class consumers. By devising such a persuasive proposition for builders
to produce more cheaper and relatively modest apartments catering for the middle
income groups, a 'new' market ("12, 00 sq ft. for 10 - 10.5 lakhs") could be success-
fully tapped. This would also encourage and ease the entry of new builders and firms,
a critical factor in the creation of competitive and responsive housing markets.
4. Complementary strategy of housing development for the middle classes is the pro-
motion of Housing Cooperatives, that is, smaller scale group efforts that mobilize
available resources and tend to work with the principle of utility maximization. At
present there is no finance schemes that could provide for cooperatives' needs. Apart-
ment housing through cooperative methods would not only provide affordable housing
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to the middle income households, but if widespread would also originate positive com-
petition for the private sector.
5. Lastly, but surely not the least, residences whether they are single houses, medium
or high rises, remain architectural products and people who live in them have not just
purchased or rented a home, but have chosen a life-style. Mass produced housing
begins to characterize the urban landscape and the evolution of the city form. Consid-
ering its scale and impact on the built environment, developer built housing can be
viewed as one of the main events to the making of architecture.
Most of these homes, however, have ceased to be within the domain of the design pro-
fession. While it would be appealing to say that architects should embrace production
housing market with all its realities and limitations, the probability of initiatives from
both the developer and design professionals are rather tenuous. Developers are cer-
tainly not interested in conceptual approaches or too innovative ideas for commercial
home-building and even point out to the escalation in project development costs by
employing architects. For builders, housing production is a profiteering business, for
the service and convenience of the buyers. For the followers of Corbusier and Kahn
traditions who have learned to view architecture as art, this attitude is too unintelligi-
ble to come under the purview of the design profession; and sometimes for those will-
ing to partake in builder industry, simply a case of 'sour grapes.' Architectural
education must incorporate issues related to production housing and train new profes-
sionals to work within cost restraints.
Therefore, for the context of Pakistan the most propitious solution seems to be the pro-
duction of design catalogues developed through working with builders, by academic
institutions, reviewed by housing professionals and architects interested in making a
contribution. These proposals should be developed by understanding and incorporat-
ing dominant program guidelines of various developer built housing types and intro-
ducing viable innovations in the design of product housing.
Suggestions for Future Research
- Study on developing less time-consuming construction technologies and methods
for medium rise apartments. In addition to alternative paradigms, research could
look into improving the present building sequence, that is rationalization of the
construction process by systemizing focussed and unbroken work in 'blocks' by
the various trades of the building operation.
- Design of housing credit systems for middle income groups.
- Exploring ideas for proposing new design vocabularies for medium rise apartment
housing, for example, reinterpretation of the tradition chawl type. Study could fur-
ther investigate on limitations presented by building standards on developing bet-
ter design typology for medium rise housing.
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Glossary
KDA Karachi Development Authority
KBCA Karachi Building Control Authority
DHA Defence Housing Authority
PCATP Pakistan Council of Architects and Town planners
HBFC House Building Finance Corporation
PECHS Pakistan Employees Co-operative Housing Society
SMCHS Sindhi Muslim Co-operative Housing Society
MAHS Mohammad Ali Co-operative Housing Society
KESC Karachi Electric Supply Corporation
Apts. Apartments
Katchi Abadis Squatters
Mohallahs Neighborhoods
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Appendix I
SUMMARY OF PAKISTAN'S HOUSING NEEDS
By Arif Hasan. The News International. 25 Oct. 1998
Natural Growth Requirements
Pakistan has a population growth rate of 3.2% per year, 4.4% in the urban and 2.6% in the rural
areas. If the average household size is taken as six then during this decade alone a minimum of
300,000 new houses will be required per year in the urban sector with approximately 65% of
this requirement being the lower income groups.
Migratory Needs
Of the 625,000 housing units required every year due to population growth about 20% are for
migrants from rural to urban areas. About 60% of this migration takes place within the Punjab
primarily to the province's intermediate cities such as Faisalabad, Gujranwala, Gujrat and
smaller market towns like Sahiwal and Okara.
Backlog
The housing backlog calculated by the Sixth Five Year plan (1983-88) was 1.4 million housing
units, both for urban and rural areas. If this to be removed over a period of 10 years, and pro-
vided the population increase needs are met annually then an additional 140,000 housing units
will be required to be built every year.
Replacement
The total number of units that need to be replaced annually are estimated at 50.000 per year (or
1% of the total urban stock of about 500.000) for urban areas and 135,000 per year (or 1.5% of
the total rural stock) for rural areas. In addition, it is estimated that about 25,000 substandard
units a year are needed in the rural areas.
The Housing Needs Per Year
The total annual housing need in Pakistan is estimated at 975,000 units.
HOUSING CONDITIONS IN PAKISTAN
Population Growth and Housing Stock
The only detailed housing statistics available are for the period between 1961 and 1981,
whereas the average number of rooms per housing unit increased from 1.7 to 1.9% during the
same period. However, 45% of the population of urban Sindh and 50% of urban Punjab live in
one room houses. An additional 31% of urban Sindh and 32% of urban Punjab live in two
room houses.
Tenure Status
The number of persons living in their own houses, as owners and/or squatters, continues to
increase in Pakistan. The 1980 housing census results and all subsequent surveys, support
these findings. In 1980, 68% of urban houses were owned by the households living in them as
opposed to 48% in 1961. In rural areas this figure increased from 80% to 83% during the same
period.
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Utilities
About 35% of the population of Pakistan has access to electricity, and over two-thirds of the
population with access to electricity lives in urban areas. In addition, only 53% of the popula-
tion (80% in urban and about 40% in rural areas) have access to safe drinking water. Sanitation
facilities are available only to 25% of the population (52% in urban and 10% in rural areas).
Targets set for increasing the coverage of utilities have only marginally been achieved, and that
too only in developing piped water schemes.
The O&M of utilities also poses a major problem due to institutional, financial, managerial and
technical constraint. These can be judged by the fact that the current O&M requirement for
rural water supply alone in the country is Rs. 215 million per year. Total allocation for this
activity, however, is only Rs.70 million per year. Moreover, O&M requirements are expected
to increase.
The annual deficit of 257,400 housing units required is taken care of by the informal sector,
postponement of replacement or through increased densities.
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Appendix II
KBCA/KDA MODEL OF AGREEMENT BETWEEN
THE BUILDERS / DEVELOPERS AND THE APPLICANT
FOR BOOKING APARTMENT/SHOPS/HOUSE/OFFICES.
This Agreement is made on day of 19 between
the Builder/Developer having their Head Office at
and having Builder/Developer Licence
No. issued from the KBCA, through his Managing Director/ Managing
Partner/ Proprietor hereinafter referred as the Vendor and being party of the 1st part and
and residing at hereinafter referred to as the
Vendee being party on the 2nd part.
Whereas the Vendor is constructing/developing the Project consisting of Flats/Shops/Town
Houses/Offices on Plot No. as per building plan approved
by KBCA vide their letter No. for selling the same to the
public as per terms of N.O.C. granted by KBCA to Vendor vide letter No.
Whereas the Vendee has agreed to purchase the Shop/Flat/House/Office No.
on floor against the total sale consideration of Rs. and whereas
vendor has agreed to sell it to the Vendee against the above said consideration, now through
this agreement enter into between the parties on the terms and conditions set herein below:
1. That the total consideration payable by the Vendee to Vendor shall be Rs.
out of which the Vendee has to pay the Vendor the sum of Rs. (acknowl-
edgment whereof has already been issued by the Vendor and which Vendor hereby admits).
The remaining amount of Rs. _ shall be payable by the Vendee to the
Vendor as per schedule of payments attached and marked as Appendix-A.
2. That the Vendor shall complete the construction of the shops/flats/houses/office within
_ _ years as per period specified in the NOC issued by KBCA. If the Vendor fails to
deliver the possession within this period, he will be liable to pay interest/profit to the Vendee
on the amount paid as per prevailing Bank Rate. This interest/profit shall be for the period for
which the completion has been delayed.
3. That the Vendor agrees to remove all the causes of defects that may be found in the structure
or other construction within 12 months of handing over the possession to the Vendee.
4. That the payment of installment shall be made by the Vendee strictly according to the sched-
ule of payment annexed. In case of failure a 15 days notice shall be issued through Registered
A/D by the Vendor on the last given address, and if the Vendee fails to make payments within
this period, another notice will be issued to the Vendee by the Vendor extending the period up
to another 30 days. If even after the Second notice, the Vendee fails to pay the amount due, the
Vendor shall be at liberty to cancel the allotment of flat/shop/house/office. In case of cancella-
tion, the Vendor shall refund the deposited amount after deduction of 5% of the paid amount
within 30 days as administrative charges.
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5. That the Vendor shall be bound to endorse the copy of cancellation letter to the KBCA for
information and shall not re-book the unit within 30 days from the receipt of information by
KBCA.
6. That the Vendee agrees to make payment to the Vendor on cash-cum-loan basis, if the loan
is sanctioned in the Vendee's favor by any loan-giving agency. If the loan is refused or the
amount of loan is reduced due to any reason whatever by the loan-giving agency, the Vendee
shall pay the loan amount from its own resources. however extra time of at least six months
shall be given to Vendee to pay the loan component to Vendor.
7. That the Vendee if so wishes can withdraw from allotment of the flat/shop/house/office on
surrendering the original letter of allotment/allocation to the Vendor and in that event the Ven-
dor
will refund to Vendee all amount deposited till that time after deduction of 5% of the paid
amount as an establishment/service charges within 60 days. However, in case of further delay
in refunding by the Vendor, surcharge at the prevailing bank rate shall be paid to the Vendee on
the amount refunded.
8. That the Vendee agrees to pay interest on unpaid installment at the prevailing bank rate.
9. That the Vendee undertake to provide whatsoever document and certificates are required by
the HBFC or any other loan-giving agency in connection with the grant of loan.
10. That the Vendee undertakes to call at the office of Vendor/Office of the sub-Registrar as
and when required for any documentation.
11. That in case the Vendee wishes to transfer its flat/shop/house/office to another party a
transfer fee of Rs. 1000/- shall be charged by the Vendor.
12. That the Vendee shall pay to the Vendor an amount of Rs. for documenta-
tion. registration and services charges including charges of external connection of electricity.
gas, water and sewerage. In case if loan for the Vendee cannot be arranged then the above
charges shall be reduced to Rs .
13. That the Vendee agrees to make payment of Rs. 100/- per month to the Vendor after taking
over possession of the flat/shop/house/office towards maintenance services till such time the
Vendees Association comes into being.
14. That the Vendee agrees to become a member of Association/Society, which will be formed
to look after the common and general services of the project and to regularly pay the fees, sub-
scription etc., as may be decided by the Association/ Society.
15. The price shall neither be increased nor calculated by the Vendor except with prior
approval of Karachi Building Control Authority.
16. That in case permanent individual domestic electric connection and meter is not available
in time the Vendor may provide electricity through available commercial connection, the Ven-
dor shall charge 50% of the amount of the consumption bills from the allotees and the rest
shall be shared by the Vendor to pay regularly to KESC. The actual consumption shall however
be ascertained through installing private electric meter with mutual arrangement with the allot-
tees. This arrangement will work till permanent individual domestic connections and meters
are available.
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17. That if for any reason, the project is abandoned the Vendor will refund the total amount
received from the Vendee within 30 days of the announcement to this effect with interest, the
prevailing bank rate on the total amount received from the whole period.
18. That all disputes of the Vendor and Vendee relating to the flat/shop/house/office shall be
referred to the Building Control Authority or its nominee for arbitration, and the decision of
the authority shall be final and binding on both the parties.
In consequence of the above terms and conditions, parties have set their signature below in
token of their acceptance.
Signature of the Vendor with their official seal. Signature of the Vendee
Witness: 1) ------ -------------------------
Witness: 2) ---- ---------------------------
Appendix III
Table 4: List of Group of Localities, Karachi.
Lower Income Group
Korangi
Scheme 33
Aleemabad
Bostan-e- Raza
Gulistan-e-Rafiq
Lower Middle
Income Group
Model Colony
North Karachi
Liaquatbad
Ahsanabad
Firdaus Colony
Middle Income Group
North Nazimabad
Gulshan-e-Iqbal
Federal B. Area
Nazimabad
Rizvia Society
Upper Income
Group
Clifton
Defence
KDA Scheme No.
I
PECHS
Garden East and
West
Kauser Town
Orangi
Qasba/ Sultanabad
Surjani Town/ Sch. 41
Baldia
Metrovilles I, II, III
Al-Falah Society
Lyari/Navel Person-
nel Housing Society
Malir Colony
Malir Extension
Drigh Colony
Mehmoodabad
Malir Cantt
Shirin Jinnah Colony
Landhi/ Shah Latif
Town
Delhi Colony
Unions Area
Jacob Lines
Gulistan-e-Jauhar
Rafah-e-Aam Society
Gulshan-e-Hadeed
KACHS
PIB Colony
PIAC Society
Source: HBFC Operational Circular No. 93, July 1988.
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Table 5: Distribution of Types of Housing Produced by Surveyed Developers, 1986.
Type
Flats
Bungalows
Houses
Duplexes
TOTAL
Percent Share
59. 8
16. 7
23. 2
0. 3
100. 0
Table 6: Types of Units for Sales.
Type of Unit Size Sq Ft.
Rs. 43. 468 Rs. 80. 66L ,-Cost 539
Houses
845
2850
Bungalows 954
Source: D. DOWALL REPORT 1989: KARACHI DEVELOPERS.
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Number of
Rooms
Number of
Bathrooms AveragePrice
Flats
Duplexes
Average
Price Per Sq.
Ft.
4.0
3.0
Rs. 148, 395
Rs. 850, 000
Rs. 243, 151
Rs. 175. 65
Rs. 300. 00
Rs. 254. 93
Table 7: Housing Sale Characteristics From Bldg. Permit Records, 1985 - 1987.
Year
1985
1986
1987
Size
Sq Ft.
1, 083
1, 125
1, 130
No. of
Rooms
3.3
3.5
3.1
Sales
Prices
Rs. 307, 440
Rs. 378, 432
Rs. 345, 278
Sale Price
Sq Ft.
Rs. 143. 93
Rs. 336. 43
Rs. 305. 47
Flats
Year
1985
1986
1987
Size
Sq Ft.
489
325
1. 178
No. of
Rooms
2.2
2.0
3.1
Sales
Prices
Rs. 95, 189
Rs. 44, 161
Rs. 114, 957
Sale Price
Sq Ft.
Rs. 194. 50
Rs. 135. 74
Rs. 267. 35
Bungalows
Source: KARACHI BUILDING CONTROL AUTHORITY STATISTICS, 1985 - 87.
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Table 8: Distribution of Flats & Bungalows by Price, 1985 - 1987.
Price Category 1985 1986 1987
Rupees
Number Percent Number Percent Number
0-200,00 716 33.5 1,450 36.5 562
200,001-300,000 700 32.8 1,064 26.8 822
300,001-500,000 316 14.8 534 13.4 443
Over 500,000 404 18.9 927 23.3 489
TOTAL 2, 136 100.0 3,975 100.0 2,316
Flats Sites
Price Category 1985 1986 1987Rupees
Number Percent Number Percent Number
0-200,00 3,709 88.3 1. 184 100.00 255
200, 001-300, 000 26 0.6 -- -- 203
300,001 - 500,000 312 7.4 -- -- 357
Over 500, 000 153 3.6 -- -- 97
TOTAL 4,200 100.00 1, 184 100.00 912
Bungalows
Source: KARACHI BUILDING CONTROL AUTHORITY STATISTICS 1985 - 87.
165
Table 9: Builders' Proposal and Comparative Study of Zoning Regulations.
400 to 600 Sq. Yds.
KDA Byelaws
1961
KDA Byelaws
1979
KDA GB Resolution
1982
Scheme
Nos.
Sch. 2 & 7
Sch. 5
Sch. 16
Sch. 16
Sch. 2 & 7
Sch. 24
Sch. 5
Sch. 16
Sch. 16
Sch. 2 & 7
Sch. 24 &
36
Sch. 5
Sch. 16
Sch. 16
Cantt. Board 1993
ABAD Suggestions
Allowable Equivalent Open
Stories plot Ratio Space
G+1
G+1
G+1
G+1
G+4
G+4
G+2
G+3
G+3
G+5
G+5
G+4
G+4
G+4
1. 50
1. 68
1. 33
2. 00
4.70
4.70
2.90
1. 33
2. 00
5.50
5.50
4.20
4.20
4.20
4.00
No Height 6. 00
Restric-
tions
25%
16%
33%
33%
14%
14%
16%
16%
16%
14%
14%
16%
16%
16%
14%
40%
Type
SB, SC
BC, CC
BS
CS
SB, SC
SB, SC
BC. CC
BS
CS
SB, SC
SB. SC
BC. CC
BS
CS
For All
Types
... Contd.
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600 to 2000 Sq. Yds.
KDA Byelaws
1961
KDA Byelaws
1979
KDA GB Resolution
1982
Scheme Allowable Equivalent Open Type
Nos.
Sch. 2 & 7
Sch. 5
Sch. 2 & 7
Sch. 24
Sch. 5
Sch. 2 & 7
Sch. 24 &
36
Sch. 5
Cantt. Board 1993
ABAD Suggestions
Stories
G+3
G+2
G+4
G+4
G+3
G+5
G+5
G+4
No Height
Restrictions
plot Ratio
2. 00
2.50
4.70
4.70
3. 70
5.50
5.50
4.50
6. 00
Space
33%
16%
14%
14%
16%
14%
14%
16%
25%-
SA. SD, SF
DC, FC
SA, SD, SF
DC, FC
SA, SD, SF
50%
7.0-8.0 50%
DC, FC
For All
Types
3750 Sq. Yds. &
Above
KDA Byelaws 1961
KDA Byelaws 1979
KDA GB Resolu-
tion 1982
Cantt. Board 1993
ABAD Suggestions
Scheme Allowable Equivalent
Nos. Stories plot Ratio
Sch. 5
Sch. 5
Sch. 5
G+5
G+5
G+6
No Height
Restric-
tions
4.75
5. 00
6. 00
6.00
9.0
Residential-cum-Commercial Sites
... Contd.
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Open
Space
21%
21%
21%
25% - 50%
50%
Type
GC, HC
GC. HC
GC, HC
For All
Types
Scheme Allowable Equivalent
Nos. Stories plot Ratio
KDA Byelaws
1961
Sch. 1, 1A G+2
Sch. 2 & 7 G+2
Sch. 5 G+2
G+5
KDA Byelaws
1979
KDA
tion
1982
GB Resolu-
All
Schemes
All
Schemes
Sch. 5
Cantt. Board 1993
ABAD Suggestions
See Note 2 1.75
See Note 2 2. 40
G+5
No FL Site has been
by CB
No Height
Restric-
tions
3. 50
demarcated
3.0-4.0
50% Max. SA, SD,
SF
50% Max. SA, SD,
SF
50% Min.
(KDA Rules do
Not Apply)
50% Min.
Flats Sites
Scheme
Nos.
KDA Byelaws
Allowable Equivalent
Stories plot Ratio
Not Given Specifically, Cases Are
Cantt. Board 1993
ABAD Suggestions
No Height 3. 0
Restrictions 4. 0
Same As Cantonment
Above 50 ft. Road
Above 200 ft. Road
Board Reg.
BOR Plots Form II Category Or Private Land
Notes: 1. Nothing has been mentioned about Commercial plots Ranging from 2000 sq yd to 3750
sq yds. 2. There is no height restriction as per Byelaws, but height above G+4 is restricted through
administrative orders.
Source: REPORT BY ABAD MEMBER ABDUL KARIM TAI (1996):
HOUSING INDUSTRY: PROBLEMS AND SOLUTIONS.
Open
Space Type
0.75
1. 00
1. 00
1. 50
62. 5%
62. 5%
54%
62. 5%
SA, SD.
SF
DC, FC
DC, FC
DC, FC
Open Space
Referred To
Type
DPUD
Appendix IV
KDA - AS AN AUTHORITY VS KDA AS A BUILDER
By Ahmed Abdullah
The KDA, as an Authority, from time to time take punitive measures against builders and
developers mainly in order to come to the so-called rescue of the general public who are
alleged to be victimized by the builders and developers of the City of Karachi.
The Association of Builders and Developers (ABAD) being the professional representative
body of builders and developers has to own all the credits and discredits of the authorized sec-
tor of the builders community. ABAD classifies the construction activity going on in Karachi
into two categories, namely, one which is unauthorized and the other authorized. The later cat-
egory includes the construction activity, majority of which is undertaken by ABAD members,
with the due approval of the concerned authorities. However, it is a fact that the wrong doings
of the so-called builders of the un-authorized sector always have a negative impact on the
ABAD's reputation; as the general public perceive them to be the member of ABAD. It is also
a fact that whatever is done by the unauthorized sector, which seem to be very organized and
has over a period of time transformed itself into a mafia, is done in collusion with the con-
cerned authorities... Thus the KDA as the builder and developer is in direct competition with
the private sector builders and developers. The problem is that the KDA as a builder and devel-
oper neither falls into the category of unauthorized sector nor the authorized sector: as it is the
authority in its own right.
It is a separate debate whether or not it is provided in the KDA's constitution that the KDA can
practise as a builder or not. However, the KDA - an authority seem to have double standards.
When it comes to its own performance as a builder and developer. The bye-law, terms and con-
ditions for allotment of a housing/commercial unit framed by the KDA as an authority for the
private sector builders and developers do not apply or do not seen to be applied to the KDA as
a builder and developer for instance:
1. Payment of installment:
It is provided in the terms and conditions for allotment approved by the KBCA-KDA that if the
allottee fails to follow certain instructions regarding payment of installments: the builders may
be allowed to charge interest at schedule bank rate on the payment due for the period of delay
repeat for the period of delay only.
Whereas: The KDA publicly asked its allottees of various public housing projects by publish-
ing large 'Notices' in leading newspapers to settle the outstanding dues of KDA by the 31
December 1992 failing which the KDA will entitled to charge 18% fixed surcharge. It means
that if an allottee is in default of Rs. 100,000/- after the expiry of the deadline fixed by KDA he
will be required to pay Rs. 118,000/-.
2. Cancellation of the Allotment
The builders subject to certain conditions are allowed to cancel the allotment of an allottee and
refund the amount paid by the allottee within 30m days from the date of the cancellation
comes into effect after deduction of 5% of the paid amount.
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Whereas: KDA when served cancellation notice on its allottees of public housing projects.
intimated that 5% of the total cost of the unit booked will be forfeited. This is on record as was
aggressively publicized by the KDA in the press.
The KDA crossed all the limits when asked through public notices in press to its successful
allottees of plots in KDA Surjani Town and Hawks Bay to deposit the 4th (Final) instalment of
25% by a given date; the KDA clearly spelled out that "save 3 installments already paid by you
by paying 4th (final) instalment on time". Thus intimating the allottees that in case 4th (final)
installment is not paid on time the three installments (25% each) earlier paid will be forfeited.
That means KDA claimed to forfeit 75% of the total cost of the plot.
3. Abandonment of the project
It is provided in the terms and conditions of NOC for sale and advertisement of a project that
if, for any reasons, a construction project is abandoned, the builder will refund the total amount
received from the allottee in full within 30 days of the announcement to this effect with interest
at prevailing bank rate.
Whereas: KDA has neither declared its projects Mehran town, Surjani and Taisar Town aban-
doned, despite over two decade have passed in case of Mehran Town and several years have
passed in case of Surjani and Taisar Town, nor refunded even the original amount paid by the
allottees and builders and developers what to speak of the interest on the prevailing bank rate.
4. Completion of lease and HBFC loan formalities
The private sector builders give complete documentation services to their allottees regarding
lease and HBFC loan, although they charge additional amount for that, which is provided
under the law.
Whereas: People who got flats booked in any of the KDA's public housing scheme projects
know the pain and agony they passed through when KDA just handed over the respective files
to them and told them that they were ion their own for the arrangement of registration of lease
and sanction of HBFC loan. The poor allottees had to take several days off from their jobs/
businesses and had to run from pillar to post in connection with the completion of necessary
formalities in their regard.
It is quite clear from a few examples mentioned herein above that KDA as a builder dictates its
own terms and conditions which are quite contrary to what is provided by KDA as an Author-
ity under the law to other builders and developers.
Conclusion
Under the law all disputes of the builders and developers and allottees (within KDA's jurisdic-
tion) relating to the construction projects are referred to KBCA-KDA for arbitration and the
decision for the authority is consider to be final and binding on both the parties. The question
arises that if allottees have complaint against KDA as a builder and developer, who should they
go to? It is proposed that KDA in the capacity of builder and developer should also be made
member of ABAD. I hope ABAD can consider honorary membership for KDA and then in
consultation with ABAD agreement with allottees and builders, performance bond, other terms
and conditions of NOC for sale, may be made uniform for all the builders and developers
including KDA and members of ABAD.
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Appendix V - A
CASE STUDY: Private Sector Medium Rise Apartment Housing in Karachi,
Pakistan.
Name of the Project:
Location:
Plot Size:
Built Area:
Average Persons Per Unit:
Area Per Person:
Residents Status (Owners and Renters):
Monthly Rent:
PHYSICAL ASPECTS
Type of Project:
- Flats Site
- Commercial-cum-Residential
- Converted Sites
Types of Apartment units:
- Number and Area of unit(s):
- Number of Bedrooms:
- Living Space:
Period of Construction:
- Starting Date:
- Completion Date:
- If delayed, reason:
Target group:
- Specific Community
- Lower Middle Income
- Middle Income
- Upper Middle / High Income
- Other (Overseas Pakistanis)
Type of Construction
- RCC Frame Structure / Concrete Block Masonry
- Prefabricated Building Elements
- Any other:
Project Execution Process:
- Incremental
- Comprehensive
Project Maintenance:
- Builder. Period of Maintenance after Sales:
- Buyer, Total Maintenance Cost (monthly):
- None (Why?) / Repercussions
- Average Operating Costs:
Maintenance Includes:
- Security
- Cleanliness
- Water
- Other (community activities / special needs):
Salient Features of the Project:
- Swimming Pool
- Parking (covered/reserved)
- Community Hall
- Day Care Center
- Tiled Bathrooms
- Servant Quarters
- Laundry
- Gym
- "American Kitchen"
- Elevators
- Generator
Cable Television
- Other:
Material Quality and Internal F .ishes
(Poor, Average, Good, Excellent):
- Cement Brand
- Steel Brand
- Concrete Blocks
- Paint Brand
- Electrical (Wiring/ Switches)
- Pipelines
- Flooring (Terrazzo, Section Marble, Tile)
- Wall Covering (Paint- Plastic, Vinyl)
- Plaster
- Doors (Hollow, Solid, Panel), Finish (Paint, Polish)
- Windows (Wood, Aluminum)
- Kitchen
- Bathroom (Fixtures, Accessories, Tiled etc.)
- Hardware (Local, Imported)
Quality of Construction, based on the above:
Poor
Average
Good
Excellent
Extensions /Alterations by Residents:
- Balcony Space Taken-in:
- Grills
- Doors / Windows
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- Storage
- Water Storage Tank
- Elevators / Generator
- Other:
Notes:
FINANCIAL ASPECTS
Project Costs
- Land Cost:
- Labor Cost:
- Material Cost:
- Service Cost (Development Cost / Govt. fees):
- Professional Services Cost (Architect, Engineer):
- Any Other:
- Gross Total Costs:
Notes: Increase or Decrease in the cost of the above during the project (Why?)
Apartment Cost (As Per Type)
- Cost Break Up:
- Net Area:
- Circulation:
- Other facilities:
Price of Units at the Time of Completion (As Per Market Rate)
- % of Increase:
- Present Resale Value:
Financing, Builder:
- Self financed / Partners
- Government Loans
- Private Loans
- Through Down Payments of Buyers
Financing, Buyer (%):
- Self financed (Savings, Sale of Other Assets)
- Government Loans
- Private Borrowings
Mode/ Amount of Payment, Buyer:
- Down payment:
- Monthly installments
At the time of Booking:
- Sold out
- Average Sales
- Poor Sales
Project Occupancy at the Time of Completion:
- 100%
- 55%-70%, Why?
- 40% or below, Why?
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Project Feasibility in terms of-
- Profitability%
- Credibility%
- Any other:
PROFESSIONAL ASPECTS
Project Design
By (Commercial) Architect/Engineer
By Well- Known Architect
By Developer/Builder (signed by architect)
Published Catalogues/ Replication
Scope of Professional Services
- Architect
- Civil Engineers
- Electrical Engineer
- Mechanical Engineer
- Construction Manager/ Team/ Qualified Site Supervision
- Contractor (Qualified or Sub-Contractors under Site Supervision?)
Time Schedule of the Project
Total Construction Time:
Design and Development:
Approval from Concerned Authorities:
Construction Time of:
- Basement:
- Structure/Masonry:
- Electrical:
- Plumbing:
- Plaster:
- Wood Work:
- Finishes:
Contractual Terms And Conditions
Price Escalation (Why?):
Penalty Clause (In Case of Delay in Construction/ Structural Problems):
Default by Buyer / Builder:
Other:
Marketing:
- Television Advertisements
- Newspaper Advertisements
- Brochures /Pamphlets
- Realtors/Estate Agents
- Other:
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Comments: RESIDENTS
STEP 1: Determine status/Age of the Family. How big is the family. What is the age of the
head of the family and what does he do?
STEP 2: Ask the following questions;
- If they own the apartment, how did they pay for it? Or are paying for it? (Savings, Loans,
Parents, Remittances) If through savings, What approx.% of savings is spent on the apt.?
How long did they save to purchase?
- What was the most attractive feature which led them to buy the apt.? (location, price, fea-
tures)
- What are the problems in the apt., and have they tried to correct it? What do they wish the
scheme had or was different. PHOTO of change done by residents.
- If rented, how much rent are they paying, are they willing to pay more if it was towards
home ownership? Note the family size, status of families renting, in order to determine
how they are different from the buyer families.
Comments: BUILDERS:
STEP 1: Profile of Builder. Determine whether he is big/middle/small.
STEP 2: Ask the following questions:
- What do they want improved or removed in the process of development from the Govt.'s
side?
- If they are asked to adhere to certain codes of floor space, quality and planning in return to
eased processes from Govt. including provision of loans to buyers, land and revised poli-
cies, would they agree to it. (What is their incentive to do things differently?)
- What would they suggest to produce more units at cheaper rates (of lesser floor area?) for
the MIGs?
Appendix V- B
Case Studies
Map of Karachi
Locations of the six case studies in the city.
Defence Gardens
Hasan Center
Rao Apartments
Hamilton Courts
Lateef Square
Rufi Lake Drive
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CASE STUDY ONE
Name of the Project:
Location:
Description:
Structure Condition:
Building Age:
Plot Size:
Built Area:
Average Persons Per Unit:
Area Per Person:
Sale Price of Units:
Present Resale Value:
Monthly Rent:
Types of Apartment Units:
- Area of unit(s):
- Number of Bedrooms:
- Total No. of Apts.:
- Living Space:
Period of Construction:
Type of Construction:
Features of the Project:
Services, Material Quality &
Internal Finishes
(Poor, Average, Good)
Quality of Construction, based
on the above:
Defence Garden Apartments
Defence Housing Society
Large scale project, located on main Korangi Road. It encompasses
almost two blocks in the neighborhood. Commercial-cum-Residen-
tial
Poor
19 years
36, 000 sq yds
1, 60, 000 sq yds
5-7
Type A (5 persons: 112sq ft. / 7 persons: 80sq ft.)
Type B (5 persons: 370sq ft. / 7 persons: 133.5sq ft.)
Rs. 0.4 - Rs. 0.6 million
Rs. 1.2 - 1.4 million
Rs. 7, 000- 14, 000
Type A (700 sq ft)., Type B (1700 sq ft.)
Type A (2 Bed), Type B (3 Bed)
960
Type A: 560 sq ft. (80% of total apt. area)
Type B: 935 sq ft. (55% of total apt. area)
- Starting Date: 1978
- Completion Date: 1981
RCC Frame Structure / Concrete Block Masonry
Covered Parking provided in some blocks.
- Water Supply: Tankers provide water, which is bought from resi-
dents' maintenance charges. No space provision for geysers.
- Electrical: Poor. Courtyard facade exposes entangled electric
and telephone wires.
- Pipelines: Average. Type A, Sewerage Pipes concealed in the
facade otherwise visible in interior courtyard and pass through
roof slab. Type B pipes are concealed and placed within ducts.
- Flooring: Average. Terrazzo
- Wall Covering: Poor. Plastic Paint
- Plaster: Poor
- Doors: Poor. Hollow / Paint
- Windows (Wood, Aluminum): Average. Aluminum
- Kitchen: Average
- Bathroom: Poor
Poor * Average Good
DOCUMENTATION. Case Study of Private Sector Medium - Rise Apartment Housing in Karachi, Pakistan.
177
LaYout:
Extensions / Alterations by Resi-
dents:
Project Maintenance:
Maintenance Includes:
Project Design
Scope of Professional Senices
* Entrance to the complex: The complex does not have any
boundary wall or gates. In certain blocks, two free standing col-
umns mark the entrance.
* Circulation: In 2 Bed Apts., a narrow 2'-6" staircase serves four
apts. Original plan shows a 4'-0' wide staircase. The apts.
entrance opens onto the landing of the staircase. Within the apts.,
rooms open on to a 3-'0" corridor. In 3 Bed Apts.two staircases
serves four apts on a floor, one staircase for two apts.(4'-0"
wide). Staircases open directly in the path of general circulation.
* Climatic: Cross ventilation is poor in both Types. Insufficient
natural light in kitchens, window opens on to the staircase.
* Privacy: No problems indicated by residents.
* Visual Connectivity of mother/ children from play areas: Poor.
Children usually play on the back street during the early
evening.
* Elevation: Off-white building with slightly projected vertical
bands of ducts painted green and recessed surfaces.
Notes: The blocks are arranged in a variety of compositions, inter-
connecting private and public spaces. Blocks along the streets have
shops, whereas in particular blocks ground floor is used for either
covered parking or apt. units. Mostly, the unpaved interior courtyard
is used for parking.
- Security grills were added to control public / private and vehicu-
lar / pedestrian movement.
- Some of the first floor apartments have been converted into
offices or storage areas of the shops below.
- Balcony Space taken-in to provide storage space.
- Many residents have added metal grill doors on the entrance
door since they often keep it open for cross-ventilation, and the
addition provides security.
- Type B Apt. residents have installed exhaust fans in kitchen win-
dows that open in the ducts.
- Builder, Period of maintenance after sales: 6 months
- Buyer, Total maintenance cost (monthly): Rs. 500
- Security: N Cleanliness: N Water: Y
By (Commercial) Architect/Engineer *
By Well- Known Architect
By Developer/Builder (signed by architect)
Published Catalogues/ Replication
- Architect: Y
- Civil Engineers: Y
- Electrical Engineer: Y
- Mechanical Engineer: Y
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Yes = Y
No = N
Contractual Terms And Condi-
tions
Marketing:
Price Escalation (Why?): N
Penalty Clause (In Case of Delay in Construction/ Structural
Problems): Not Known
Default by Buyer / Builder: Not Known
Television Advertisements
Newspaper Advertisements
Brochures /Pamphlets *
Realtors/Estate Agents *
200'-0" Wide, Main Korangi Road
0 8 32 64
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CASE STUDY TWO
Name of the Project:
Location:
Description:
Structure Condition:
Building Age:
Plot Size:
Built Area:
Average Persons Per Unit:
Area Per Person:
Sale Price of Units:
Present Resale Value:
Monthly Rent:
Types of Apartment Units:
Area of unit(s)
Number of Bedrooms:
Total No. of Apts.:
Living Space:
Period of Construction:
Type of Construction:
Features of the Project:
Services, Material Quality &
Internal Finishes
(Poor, Average, Good)
Quality of Construction, based
on the above:
Hasan Center
Gulshan-e-Iqbal
Prime location, close to Civic Center on main University Road.
Access is through two main entrances at the rear street as well as two
secondary entrances on the main road. Project initially aimed to
attract for overseas Pakistanis. However, apartments were sold
equally to local households, and most of the units earlier purchased
by overseas buyers were later sold by them. Commercial-cum-Resi-
dential.
Average
5 years
52142 sq yd
37, 215 sq yds
5 -7
5 persons: 226 sq ft. / 7 persons: 161 sq ft.
Rs. 4.5 - 6.0 million
Rs. 30 - 35 million
Rs. 12, 000 - 15, 000
* 2147 sq ft.
-4
- 156
- 1130 sq ft. (52.6% of total apt. area)
- Starting Date: 1979
- Completion Date: 1984
RCC Frame Structure / Concrete Block Masonry
- Parking separated from open areas for communal activities.
- Water Supply: Good. Provided by KWSB
- Electrical: Average
- Pipelines: Poor. Ducts have not been provided.
- Flooring: Average. Terrazzo.
- Wall Covering: Poor. Plastic Paint
- Plaster: Average
- Doors: Average. Wooden Hollow / Polish
- Windows: Average. Metal
- Kitchen: There is considerable variety in quality since buyers
choose their own fittings and some paid additional charges for
better quality products.
- Bathroom: Same as above.
Notes: Water seepage from supply pipes in some blocks.
Poor Average * Good
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Layout:
Extensions / Alterations by Resi-
dents:
Project Maintenance:
Maintenance Includes:
Project Design
Scope of Professional Senices
Contractual Terms And Condi-
tions
Marketing:
- Entrance to the complex: Well-defined and gated.
- Circulation: Dog-legged staircase opens on two apartments on
each floor.
- Climatic: Fairly satisfactory. Most spaces permit natural light
and ventilation. However, apts. over the shops suffer from noise
and pollution.
- Privacy: No problems indicated by residents.
- Visual Connectivity of mother/ children from play areas: Good
in some blocks which have the kitchen space facing open areas,
and poor in others.
- Elevation: Grey rough texture plaster, recessed surfaces.
Notes: Although the project is residential-commercial type, the
architect has juxtaposed the blocks (L - shaped) to create enclosed
spaces which allow a range of activities. However, there is no varia-
tion offered in plans or area of apts.
- Small balconies next to the rooms closed and converted into
storage spaces.
- Most owners have replaced metal windows with aluminum or
wooden.
- Metal grill door added in front of main entrance door of the
units.
- Water storage tanks installed by many residents.
- Builder, Period of maintenance after sales: 9 months
- Buyer, Total maintenance cost (monthly): Rs. 700
Security: Y
Cleanliness: Y
Water: N
By (Commercial) Architect/Engineer
By Well- Known Architect * (Arif Hasan)
By Developer/Builder (signed by architect)
Published Catalogues/ Replication
- Architect: Y (Arif Hasan)
- Civil Engineers: Y
- Electrical Engineer: Y
- Mechanical Engineer: Y
Price Escalation (Why?): Y. According to buyers, the reason given by
builder for price escalation was development of open areas and qual-
ity construction.
Penalty Clause (In Case of Delay in Construction/ Structural Prob-
lems): N.
Default by Buyer / Builder: N
- Television Advertisements
- Newspaper Advertisements *
- Brochures /Pamphlets *
- Realtors/Estate Agents*
DOCUMENTATION. Case Study of Private Sector Medium - Rise Apartment Housing in Karachi, Pakistan.
182
200'-0" Wide, Main University Road
I- 
-
000.4
L 
_
40 -'Wide Road
0 5 20 40
11V
4
414
3 2
Key
1. Entrance
2. Drawing Room
3. Lounge 6 1
4. Bedrooms
5. Kitchen6. Bathrooms 4 4
7. Balcony 6
DOCUMENTATION. Case Study of Private Sector Medium - Rise Apartment Housing in Karachi, Pakistan.
183
184
CASE STUDY THREE
Name of the Project:
Location:
Description:
Structure Condition:
Building Age:
Plot Size:
Built Area:
Average Persons Per Unit:
Area Per Person:
Sale Price of Units:
Present Resale Value:
Monthly Rent:
Types of Apartment Units:
- Area of unit(s):
- Number of Bedrooms:
- Total No. of Apts.:
- Living Space:
Period of Construction:
Type of Construction:
Features of the Project:
Services, Material Quality &
Internal Finishes
(Poor, Average, Good, Excellent)
Quality of Construction, based
on the above:
Rao Apartments
North Nazimabad
Corner plot having roads on two sides with access from both. Flats
Site, G+7, 6th and 7th floors constructed illegally.
Average
9 years
1834 sq yds
11, 895 sq yds
5-7
Type A (5 persons: 122sq ft. / 7 persons: 88sq ft.)
Type B (5 persons: 269sq ft. / 7 persons: 192sq ft.)
Rs. 0.8 - 1.0 million
Rs. 1.2 - 1.8 million
Rs. 7, 000- 10, 000
Type A (1225 sq ft)., Type B, Pent Houses (2450 sq ft.)
Type A (3 Bed), Type B (4 Bed)
102
Type A: 613 sq ft. (50% of total apt. area)
Type B: 1347 sq ft. (55 % of total apt. area)
- Starting Date: 1985
- Completion Date: 1988
RCC Frame Structure / Concrete Block Masonry
- Covered parking provided on ground floor, Elevators / Genera-
tor, reception, guard room and a KESC sub-station have been
provided. Some plantation has been done as well.
" Water Supply: Provided by KWSB
* Electrical: Average. Some parts have exposed wiring.
Pipelines: Good. Sewerage Pipes concealed in the ducts on the
facade. Ducts also used between bathrooms and next to the
kitchen for the service line and for ventilation. There is place
provided near the kitchen ducts for installing geysers. A larger
duct is adjacent to the main staircase too.
* Flooring: Average. Terrazzo Tiles
* Wall Covering: Poor. Plastic Paint
* Plaster: Average
" Doors: Poor. Hollow / Paint
* Windows: Average. Aluminum
* Kitchen: Average. Odd shape due to service duct.
" Bathroom: Poor.
- Poor Average * Good
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Lavout:
Extensions /Alterations by Resi-
dents:
Project Maintenance:
Maintenance Includes:
Project Design
Scope of Professional Services
Contractual Terms And Condi-
tions
Marketing:
Entrance to the complex: Well-defined and gated.
Circulation: A central staircase is placed around the elevator.
* Climatic: No consideration is given to orientation. External
open area is converted into narrow and dark spaces, especially
due to illegal construction of additional floors which also cut-off
light and air to the lower floors. Staircase and corridors leading
to the apts. are poorly lit. No natural light in drawing rooms and
kitchen.
* Privacy: No problems indicated by residents.
* Visual Connectivity of mother/ children from play areas: Poor.
However, since children play within the boundaries of the hous-
ing, mothers do not worry about their safety.
Elevation: Grey-white building with blue and red vertical bands
concealing sewerage lines, and green colored pitched window
projections.
Notes: It appears as though the project design (two hexagonal block
forms bridged together) is an attempt to move away from the conven-
tional block planning, perhaps specially to differentiate it from many
other apartment projects in the vicinity. However, this has resulted in
poor apartment layout.
- Balcony Space taken-in to provide storage space, especially the
small ones next to the bedrooms.
- Many residents have used/ extended into "pocket" of space in
front of entrance door of the unit.
- Builder, Period of Maintenance after Sales: 9 year
- Buyer, Total Maintenance Cost (monthly): Rs. 800
- Security: Y Cleanliness: Y Water: N
By (Commercial) Architect/Engineer *
By Well- Known Architect
By Developer/Builder (signed by architect)
Published Catalogues/ Replication
- Architect: N
- Civil Engineers: Y
- Electrical Engineer: N
- Mechanical Engineer:
Price Escalation (Why?): N
Penalty Clause (In Case of Delay in Construction/ Structural Prob-
lems): N
Default by Buyer / Builder: Builder has constructed two additional
floors illegally.
Television Advertisements *
Newspaper Advertisements
Brochures /Pamphlets
Realtors/Estate Agents *
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CASE STUDY FOUR
Name of the Project:
Location:
Description:
Structure Condition:
Building Age:
Plot Size:
Built Area:
Average Persons Per Unit:
Area Per Person:
Sale Price of Units:
Present Resale Value:
Monthly Rent:
Types of Apartment Units:
- Area of unit(s):
- Number of Bedrooms:
- Total No. of Flats:
- Living Space:
Period of Construction:
Type of Construction:
Features of the Project:
Services, Material Quality &
Internal Finishes
(Poor, Average, Good)
Quality of Construction, based
on the above:
Hamilton Courts
Clifton
Prime location, on main Clifton Road near Red Crescent head office.
Seven storied apts. on main road and four storied block at the back-
side. Commercial-cum-Residential.
Satisfactory
9 years
2646 sq yds
21, 780 sq yds
5 -7
Type A (5 persons: 107 sq ft. / 7 persons: 76 sq ft.)
Type B (5 persons: 217 sq ft. /7 persons: 155 sq ft.)
Rs. 1.4 - 1.6 million
Rs. 2.6 - 3.2 million
Rs. 12, 000 - Rs. 14, 000
Type A (920 sq ft, G+6)., Type B (1840 sq ft., G+3)
Type A (2 Bed), Type B (3 Bed)
850
Type A: 534 sq ft. (58% of total apt. area)
Type B: 1085 sq ft. (59% of total apt. area)
- Starting Date: 1986
- Completion Date: 1988
RCC Frame Structure / Concrete Block Masonry
- Parking, Elevators / Generator (Capacity: 4 persons)
- Water Supply: Provided by KWSB
- Electrical: Average. Some exposed wiring on the back side of
the buildings.
- Pipelines: Average. Sewerage Pipes run on the side of the build-
ing as well as placed within ducts between apts.
- Flooring: Average. Terrazzo in apts and corridors. Section mar-
ble on staircase.
- Wall Covering: Average. Plastic Paint
- Plaster: Mostly Average, though cracked in some parts.
- Doors Finish: Average. Wooden Hollow / Paint
- Windows: Average. Aluminum
- Kitchen: Average. Kitchen of 3 Bed Apts. are attached to bal-
cony, allows maid activity (cutting etc.) on the outside.
- Bathroom: Good. Many residents chose their own fixtures.
Poor Average * Good
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Lavout:
Extensions IA lterations by Resi-
dents:
Project Maintenance:
Maintenance Includes:
Project Design
Scope of Professional Services
- Entrance to the complex: 2 Bed Apts. are on the main road and
have shops on the ground floor and offices on the mezzanine.The
entrance to these flats are from the poorly lit staircases on the
side of the building. 3 Bed Apt block is behind the 2 Bed Apts.,
and away from noise and pollution of the main Clifton road.
" Circulation: In 2 Bed Apts., all 12 units on a floor are accessed
through a 7'-6" corridor, in a dormitory- like style. In 3 Bed
Apts., two apts. on each floor open to the staircase landing. The
lounge in these apts. acts as a circulation node. According to the
residents it is the most used space.
" Climatic: Main circulation corridor in 2 Bed Apts. are poorly
lit, though generously wide (7'-6" feet) compared to other
projects, but is considerably long and has only two openings at
both ends. In this type, kitchen and bathroom ventilation is poor,
and the drawing and dining areas do not receive any light or air
either. In 3 Bed type, the lounge area has no direct natural light
or ventilation.
Privacy: Residents of 2 Bed Apts. indicate that windows pro-
vided towards the main corridor is never opened due to privacy
concerns.
* Visual Connectivity of mother/ children from play areas: Poor.
* Elevation: Prominent feature are the brackets supporting balco-
nies (from second floor). This 'lifts up' the building and helps to
create an open scale and sense of space for the pedestrian at the
street level. This also provides space to place signages of the
shops on the ground floor, which generally create nuisance for
the residents above in similar kind of projects. Concrete 'ele-
ments' in the balcony railing towards the main road serve no
purpose.
Notes: No open space for occupants of 2 Bed Apts., except the side
alley through which cars pass to go to the block at the back.
- Balcony Space taken-in to provide storage space, more so in 2
Bed Apts.
- Some 2 Bed Apt. residents have put chairs and sofas on the main
corridor as 'waiting / eating' areas for drivers, laundry person
('dhobi') etc.
- Builder, Period of maintenance after sales: 8 year
- Buyer, Total maintenance cost (monthly): Rs. 750 - Rs. 1000
Security: Y Cleanliness: Y Water: N
By (Commercial) Architect/Engineer *
By Well- Known Architect
By Developer/Builder (signed by architect)
Published Catalogues/ Replication
- Architect: N
- Civil Engineers: Y
- Electrical Engineer: N
- Mechanical Engineer: N
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Contractual Terms And Condi-
tions
Marketing:
Price Escalation (Why?): N
Penalty Clause (In Case of Delay in Construction/ Structural Prob-
lems): Not Known
Default by Buyer / Builder: Not Known
- Television Advertisements *
- Newspaper Advertisements *
- Brochures /Pamphlets *
- Realtors / Estate Agents
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CASE STUDY FIVE
Name of the Project:
Location:
Description:
Structure Condition:
Building Age:
Plot Size:
Built Area:
Average Persons Per Unit:
Area Per Person:
Sale Price of Units:
Present Resale Value:
Monthly Rent:
Types of Apartment Units:
- Area of unit(s)
- Number of Bedrooms:
- Total No. of Apts.:
- Living Space:
Period of Construction:
Type of Construction:
Features of the Project:
Senices, Material Quality &
Internal Finishes
(Poor, Average, Good)
Lateef Square
Federal B Area
Corner plot accessed through two sides. Commercial-cum-Residen-
tial.
Average
5 years
4876 sq yd
9070 sq yd
5-7
Type A (5 persons: 72 sq ft. / 7 persons: 51 sq ft.)
Type B (5 persons: 133 sq ft. / 7 persons: 95 sq ft.)
Rs. 0.6 - 0.7million
Rs. 1.1 - 1.4 million
Rs. 5, 000 - 7, 000
Type A (543 sq ft.), Type B (1010 sq ft.)
Type A (2 Bed), Type B (3 Bed)
73
Type A: 360 sq ft. (66% of total apt. area)
Type B: 686 sq ft. (68% of total apt. area)
* Starting Date: 1992
- Completion Date: 1995
RCC Frame Structure / Concrete Block Masonry
* Reception, guard room and office for residents' welfare associa-
tion have been provided. Plantation in the open spaces, which is
also used for car parking.
- Water Supply: Poor. Through boring methods (local wells) and
tankers.
- Electrical: Poor. Power cables are exposed. No connections for
telephone and antenna; cables installed by residents for these
create a web of wires around the building.
- Pipelines: Average. Ducts have been provided. Open sewerage
line till the first floor.
- Flooring: Poor. Section Marble
- Wall Covering: Poor. Plastic Paint
- Plaster: Poor. Cracked in many places.
- Doors: Poor. Hollow / Paint
- Windows: Average. Aluminum
- Kitchen: Average.
- Bathroom: Average.
Notes: Although the project is only 5 years old, it has already began
to dilapidate due to poor repairs (paint etc.).
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Quality of Construction, based
on the above:
Lavout:
Extensions /Alterations by Resi-
dents:
Project Maintenance:
Maintenance Includes:
Project Design
Scope of Professional Services
Contractual Terms And Condi-
tions
Poor Average * Good
* Entrance to the complex: Well-defined and gated.
" Circulation: In Type A, apts. are linked through corridor. In
Type B staircase landings serve two apts.
* Climatic: Although all apts. in the building block, by virtue of
its site orientation open towards the desirable west wind direc-
tion, but due to being located at the main road residents com-
plain of noise, dust and pollution. Kitchen is poorly ventilated
and with no natural light in both Types. In Type A small window
in the kitchen opens in the main corridor. Residents complain
that smell of food spreads in the entire floor. In both Types,
lounge area receives no natural light and ventilation and with all
doors opening in it, acts more as a circulation space. In the draw-
ing room of Type B, high ventilators are provided which open
into 3 feet wide ducts. In the same duct bathroom ventilators /
exhaust fans also open, causing foul smell in the drawing room
due to reverse draft of air.
* Privacy: Some resident complain of perceivable sound level
from other units.
* Visual Connectivity of mother/ children from play areas: Poor.
* Elevation: Grey and white building with bright blue railings.
Pitched window projections used at the top floors. Linear layout
of repetitive block module.
- Balcony space taken-in to provide storage spaces.
- As no space was provided for geysers, they were installed by the
residents on window projections of lower floors.
- Grills have been added on windows and balconies.
- Builder, Period of maintenance after sales: 9 months
- Buyer, Total maintenance cost (monthly): Rs. 700
Security: Y Cleanliness: Y Water: Y
By (Commercial) Architect/Engineer
By Well- Known Architect
By Developer/Builder (signed by architect) *
Published Catalogues/ Replication
- Architect: N
- Civil Engineers: Y
- Electrical Engineer: N
- Mechanical Engineer: N
Price Escalation (Why?): N
Penalty Clause (In Case of Delay in Construction/ Structural Prob-
lems): N
Default by Buyer / Builder: Some buyers gave delayed payments.
Marketing: 
- Television Advertisements
- Newspaper Advertisements *
- Brochures /Pamphlets
- Realtors/Estate Agents*
DOCUMENTATION. Case Study of Private Sector Medium - Rise Apartment Housing in Karachi, Pakistan.
194
\- -- C --T jl'- 0
0 4 8 16
60'-0" Wide Road
Type B
Key
Entrance
Drawing Room
Lounge
Bedrooms
Kitchen
Bathrooms
Balcony
0 2 4 8
0 2 4 8
Type A -4-
DOCUMENTATION. Case Study of Private Sector Medium - Rise Apartment Housing in Karachi, Pakistan.
195
4-
196
CASE STUDY SIX
Name of the Project:
Location:
Description:
Structure Condition:
Building Age:
Rufi Lake Drive
Gulistan-e-Jauhar
Corner site with roads
ried buildings.
and access on three sides. Flats Site, eight sto-
Good
5 years
41, 140 sq yds
24, 200 sq yds
Average Persons Per Unit:
Area Per Person:
Sale Price of Units:
Present Resale Value:
Monthly Rent:
Types of Apartment Units:
Area of unit(s):
Number of Bedrooms:
Total No. of Apts.:
Living Space:
Period of Construction:
Type of Construction:
Features of the Project:
Services, Material Quality &
Internal Finishes
(Poor, Average, Good)
Quality of Construction, based
on the above:
5-7
Type A (5 persons: 248 sq ft. / 7 persons: 177 sq ft.)
Type B (5 persons: 237 sq ft. / 7 persons: 169 sq ft.)
Type C (5 persons: 195 sq ft. / 7 persons: 136sq ft.)
Rs. 1.2 - 1.6 million
Rs. 1.8 - 2.5 million
Rs. 12, 000- 15, 000
Type A (2162 sq ft)., Type B (2065 sq ft.), Type C (1831 sq ft.)
Type A (4 Bed), Type B (4 Bed), Type C (3 Bed)
784
Type A: 1242 sq ft. (57.5% of total apt. area)
Type B: 1188 sq ft. (57.5% of total apt. area)
Type C: 962 sq ft. (52.5% of total apt. area)
- Starting Date: 1989
- Completion Date: 1995
RCC Frame Structure / Concrete Block Masonry
- Covered parking on the ground floor, mosque, tennis courts,
swimming pool, children' play area, elevators, servant rooms in
Type A block.
Water Supply: Good. Provided by KWSB
Electrical: Good. Exposed power supply cables.
Pipelines: Average. Ducts have been provided.
Flooring: Average. Terrazzo.
Wall Covering: Poor. Plastic Paint
Plaster: Average
Doors: Poor. Hollow / Paint
Windows: Average. Aluminum
Kitchen: Good. Buyers chose fittings.
Bathroom: Good.
Poor Average Good *
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Plot Size:
Built Area:
Lavout:
Extensions / Alterations by Resi-
dents:
Project Maintenance:
Maintenance Includes:
Project Design
Scope of Professional Services
Contractual Terms And Condi-
tions
Marketing:
- Entrance to the complex: Well-defined and gated.
" Circulation: Staircase opens in corridor. Elevator is adjacent to
staircase.
* Climatic: Blocks are laid out to achieve maximum number of
apts., thus neglecting climatic considerations. Parallel block
planning cuts-off light to the lower floors especially since this
project comprises of eight storied constructions. Long corridors
leading to apt. units have insufficient natural light and air. In
addition, air-conditioners installed by residents on the wall
towards the corridor have made these hot and unpleasant zones.
* Privacy: Mostly generous spaces have been provided between
the blocks but at certain areas, due to the rigid and repetitive
block module, the privacy of apts. has been ignored. This could
have been easily avoided in such a relatively large scale project.
" Visual Connectivity of mother/ children from play areas: Poor.
" Elevation: Cream colored, projecting balconies painted pink
and bright green railings.
Notes: Linear block planning is not only monotonous but signifi-
cantly compresses the open spaces. Though the scheme offers several
facilities and is comparatively better in quality of finishes, but site
planning and especially layout of each block fails to create variety
and interest in the open spaces. Provision of store and separate area
for washing/ small balcony next to the kitchen is useful; geysers are
also placed in this area.
- Grills added on the balcony and on windows opening, as well as
in front of main doors of some apts.
- Builder, Period of maintenance after sales: 1 year
- Buyer, Total maintenance cost (monthly): Rs. 800
Security: Y Cleanliness: Y Water: Y
By (Commercial) Architect/Engineer *
By Well- Known Architect
By Developer/Builder (signed by architect)
Published Catalogues/ Replication
- Architect: Y (Arch Vision)
- Civil Engineers: Y
- Electrical Engineer: Y
- Mechanical Engineer: N
Price Escalation (Why?): N
Penalty Clause (In Case of Delay in Construction/ Structural
Problems): Y Project took long to complete due to its scale.
Default by Buyer / Builder: N
- Television Advertisements *
- Newspaper Advertisements *
- Brochures /Pamphlets *
- Realtors/Estate Agents *
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025 100 200
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Type C
Key
1. Entrance
2. Drawing Room
3. Lounge
4. Bedrooms
5. Kitchen
6. Bathrooms
7. Balcony
8. Store
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Appendix VI
PRESS CLIPPINGS
Dar agrees to
housing sector
investment
ISLAMABAD: Finance Minister
Muhammad Ishaq Dar has agreed to
the proposal of foreign investment in
the housing sector and set up a task
force, which will come up with a de-
tailed set of recommendations re-
garding the housing industry.
The proposal was made by the in-
ternational business representatives
of Overseas Chamber of Commerce
and Industry (OICCI) and American
Business Council (ABC) at a meeting
chaired by Finance Minister Ishaq
Dar on Friday.
The proposal was that invest-
ments in the housing sector could
give a good start to the promotion of
investment in the country.
This was the nirst mpibting of mfe
committee established on the direc-
tion of the Prime Minister during his
meeting with OfCCI and ABC.
According to PM's decision, this
committee will hold a quarterly meet-
ing with OICCI and ABC to enhance
the foreign investment flow in Pak-
istan and remove the hurdles in the
way of foreign investment.
The delegation of OICCI and ABC
congratulated the Finance Minister
for holding successful dialogue with
the international financing agencies.
They added that this remarkable
achievement had sent a positive sig-
nal towards economic recovery,
which was well received, in the inter-
national business circles.
The representatives of OICCI and
ABC raised issues and mzde sugges-
tions regarding problems faced by
their respective organisations/sec-
tors. They expressed satisfaction
over the economic policy of the gov-
ernment, but, expressed concern
over delay in implementation.
The Finance Minister assured the
delegation that their suggestions and
proposals would be positively consid-
ered by the government. He assured
the delegation that the government
would solve the genuine problems of
the businessmen and would redress
their grievances. -NNI
DAWN. 13 Feb. 1998
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Finance for housing
THE chairman of the House
Building Finance Corporation
(HBFC) recently disclosed that
his organization was expanding
the area of its operation and
easing conditions for loans. He
said that the maximum loan
limit was being increased from
the existing Rs 1 million to Rs 2
million. Credit up to Rs 8 billion
could be provided by the HBFC
in the next two years. He
claimed that this was being
done in line with the govern-
ment's commitment to provide
seven million houses to the
homeless.
There is a backlog of seven
million housing units which is
increasing at the rate of 150,000
units every year. Today, more
than 30 million people are con-
demned to live in kachchi
abadis and slums and more and
more of such shanties and hov-
els are coming up in various
urban centres. A national action
plan to reduce pressure on
urban areas and develop inter-
mediate and secondary towns
and mobilize resources for hous-
ing was announced in 1993.
Accommodation for low-income
families, the destitute and the
homeless as well as three-to-
seven marla plot schemes were
important features of the plan.
It envisaged providing suitably
located land at affordable
prices for the various target
groups and developing strate-
gies for preventing formation of
slums. Many kachchi abadis
were regularized to ease the
problem, but new slums are
being formed in the hope of
these being regularized, adding
to the pressure on urban land
and living. In fact, about 70 per
cent of the annual incremental
demand is of the low-income
groups which are served nei-
ther by development authori-
ties nor by private schemes.
They have been left to fend for
themselves in kachchi abadis or
illegal land sub-divisions on the
peripheries of major cities.
The value of land having
increased manifold -- in
Lahore it has risen by as much
as 500 times in recent years -
a person of average means sim-
ply cannot hope to have a house
of his own. The five-to-seven
marla residential schemes for
urban and rural areas did not
produce encouraging results
because of financial constraints,
while price escalation has made
house building a very difficult
proposition even for middle-
income groups. Though a policy
of providing residential units to
government servants on an
ownership basis was chalked
out in 1989-90, the ministry of
housing and physical planning
did not have the money to
implement it.
The HBFC dominates the for-
mal credit market and is mak-
ing Rs 13 billion available for
mortgage lending annually,
whereas the estimated demand
is to the tune of Rs 18 billion. It
is difficult to believe that
enough resources can be mobi-
lized without greater private
sector involvement.
Unfortunately, no viable mech-
anism has been evolved for this
purpose: the existing financial
institutions are not interested
in financing housing because
they believe credit of this sort
does not yield a fair rate of
return. In the circumstances,
various ideas and strategies for
greater mobilization of bank
credit as well as other sources
of financing have to be evolved
and tried. In Germany and
France, funds are raised for
housing schemes through life's
savings. In many other coun-
tries, families build up savings
to be able to come up with the
initial capital contribution to
qualify for a mortgage loan. In
our case, there is very little to
save where the average family
is concerned, and incentives for
savings are also missing.
Promotion of low-cost hous-
ing through long-term mort-
gage with ownership rights
might be one way of encourag-
ing contribution to housing
funds. Similarly, the idea of
housing cooperatives where
residents are shareholders
should be promoted. Finance
companies geared to the
requirements of low-income
groups might also help ease
credit constraints. Zakat and
Ushr offer another option for
the building of housing units
for the deserving. Development
of land reserves, including sim-
plification of land acquisition
procedures, can also prove
helpful in this respect.
DAWN. 11 Jan. 1999
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KDA - FINAL DEMAND NOTICE
The following owners / builders / developers in respect of their projects have defaulted on account of payment
of balance outer development charges thereby violating the terms and conditions of approval of layout plan.
S. No. Name of Owner/Builder Name of Project Location Total S/No. Name of Owner/Bulder Name of Project Location Total
of area area of area area(Acre) (Acres)
1. Mr. Abdul Jabbar,
Enterprise C/o Haji Abdul
Karim. 90, Garden East,
Karachi.
2. Mr Akhtar Hussain NIC Karimabad Colony
No. 410-51-005923 Sector 17-B, Corndor
Bungalow No. A-45, Scheme-33
Block-5, Guishan-e-iqbal,
Karachi.
3. M/s Classic Builders Block
13-0-2, Scheme-24
Karachi.
4. Muhammad Aleem Khan Faria Apartments
S/o Muhammad Waheed Phase-Il
Khan NIC No. 517-44-
151984 2/15-B, PECHS,
Karachi.
5. Muhammad Aleem Khan
S/o Muhammad Waheed
Khan NIC No.517-44-
151984 2/15-B, PECHS,
Karachi.
6. M/s Jiwani Builders Mr Jiwani Garden
Javed S/o Sadaruddin
NIC No. 501-90-298616
A-7, Salma Villa, Ruby
Street, Garden West,
Karachi.
7. Pak Sindh Housing Chapal Super Luxury
Enterprises Ws Dawood Bungalows
Gagai House No. 68,
Bihar Muslim CHS,
Sharfabad, Karachi.
8. M/s Chapal Builders
Muhammad Saleem S/o
Muhammad Sharif
C-19/2, Block-9, Clifton,
Khayaban-e-Jami,
Karachi.
9. Mr. Aijaz Ali Awan Dawood Regency
(Attomey) 2/4. Al-Najeeb
Plaza. Block-7, Gulshan-
e-lqbal, Karachi.
10. M/s Dawood Gagai House
No. 68, Bihar Muslim
CHS, Sharfabad, Karachi.
11. M/s Jiwani Builders Mr Jiwani Heights
Javed S/o Sadaruddin
NIC No. 501-90-298616
A-7, Salma Villa, Ruby
Street, Garden West,
Karachi.
12. Muhammad Amin (Att. of Jason Conduway
Abdul Ghafoor) Flat No.
A-103, Noble Heights,
Chandni Chowk, Univer-
sity Rd., Karachi.
13. Nand Lal, (Sub Attomey)
Jason Castle View Aptt.,
House No. 3, Block-2.
Clifton. Karachi.
17-8 2.500
17-8 2.000
17-B 3.000
16-B 0.675
15-B 0.320
15-B/2 3.000
15-8 3.000
29 16.000
13-B 2.000
17-8 4.500
15-8/1 3.000
4-B 6.000
17-B 2.000
14. Ashiq Ali S/o Noor Ali J-9,
Gulshan-e-Karim, Goal
Market, Nazimabad,
Karachi.
15. Mr. Ibrahim Nauroze (Sub- Al-Noorani H
Attorney) 304, Trade
Centre, Main University
Road Karachi.
16. Mr Liaqat Ali (Attomey) Golden City
C-29, Saba Commercial
Area, Clifton, Karachi.
17. Mr Liaquat Ali (Attomey) Golden City
C-29, Saba Commercial
Area, Clifton, Karachi.
18. Mr Nasir Sohail (Attomey)
S/o Allah Ditta A-4, Rufi
Homes, Sec-38-A,
Scheme-33, Karachi.
19. Mr Nasir Sohail (Attomey)
S/o Allah Ditta A-4, Rufi
Homes, Sec-38-A,
Scheme-33, Karachi.
20. Mr. Sher Zaman Usman &
Jamil C/o S. Zahid Raza,
A-560, Block-3, Sch-24,
Karachi.
21. Mr Sher Zaman Usman &
Jamil C/o S. Zahid Raza
A-560 Block-3, Sch-24,
Karachi.
22. Mr Sher Zaman Usman &
Jamil C/o S. Zahid Raza
A-560 Block-3, Sch-24,
Karachi.
23. Mr Sher Zaman Usman &
Jamil C/o S. Zahid Raza
A-560 Block-3. Sch-24,
Karachi.
24. Mr Sher Zaman Usman &
Jamil C/o S. Zahid Raza,
A-560 Block-3, Sch-24,
Karachi.
25. Ws Sadaf C.H.S. 121, Al-
Hayat Chambers Plaza
Square, M.A. Jinnah Rd.
Karachi.
26. Haji Abdul Karim 90-
Garden East, Karachi.
ousing
17-B 2.000
3-B 4.000
8-B 4.000
8-B 4.000
31 11.150
47 19.310
19-B 19.400
6-B 19.850
6-C 26.625
32 1.425
13 20.000
15-B 2.000
17-B 2.200
Therefore, they are finally advised to make payment of the balance
outer development charges along with the surcharge within 15 days from
the date of publication of this notice if they remained failed to clear the dues
within the above noted period, legal action will be taken inciuding attachment
of properties and trying in the proper courts.
The allottees who have occupied their respective units in these
projects are also advised to supply the present whereabouts of their builders.
DIRECTORATE OF MASTER PLAN AND ENVIRONMENTAL
CONTROL DEPARTMENT, 2ND FLOOR CMC CENTRE, KDA.
GULSHAN-E-QSAL. KARACHI.
KDA-07
INF/KRY 625/99 (5977-Z)
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The dealy located COMMERCIAL, GPC /CLNICS PLOTS IN GULISTAN-E-JAUHAR (Scheme-36),
MALIR EXTENSION, NORTH KARACHI, KORANGI TOWNSHIP, SURJANI TOWN (Scheme 41),
wil be disposed of thro open pubc auction to be hold on 24th & 25th March, 1999
from 10:30 a.m onward at CMC CENTRE, UNIVERSITY ROAD, GULSHAN-E-IOBAL, KARACHI.
BLOCK( S. PT APPX. TOTAL N1t PRICESCHEME /TOWNSHIP SECTOR NO. NUMBERS TYPE AREA IN NO. OF FOR STM IDSO. YDS. PLOTS IPER S.YAM
GUUSTAN-E-JAUHAR 11 - S-31, S.4 400.00 6 5,450.00(Scheme 36) SB-15n1 S1B-l, Corn
SB-33/
2 9 CLINIC PLOT 197.00 3 5,450.00
No. 1,2&3 um
3 21 GPC-1 to 5 * 250.00 5 5,450.00
-MALIR EXTENSION 8 r24 LS-3 to LS-11 C 40.00 9 1,400.00
.NORTH KARACHI 5/B-1 I - LS-11 to LS-30 20.00 20 3,950.00
KORANGI TOWNSHIP 35/F 3C SA- SA-4 to M 240.00 5 3,050.00
16 -SA-7 E
16 - ST-1/12 to 1/16 R 444.44 5
SURJANI TOWN 4A SR-15 to SR-19 250.00 5 2,300.00
(Scheme 41) 4B SB-109 to SB-111 A 401.85 3L 61
GUUSTAN-E-JAUHAR 10 4 CLINIC PLOTS " ' 207.35 3 5,450.00
(Scheme 36) No. 1,2&3 M.....11 11B S-1 411.00 1 5,450.00
11 11C LS-1 to 10 80.00 10
MAUR EXTENSION 8B 24 LS-12,13 14,17, C 40.00 -8 1,400.00
|__ 19,20,21&22 o
NORTH KARACHI 58-1 - LS-31 to50 | M 20.00 20 3,950.00
KORANGI TOWNSHIP 24 - ST-2/2 & 2/3 E 444.44 2
48A/1 8 LS-15 R 61.33 1 3,050.00
1 31-8 19 SA-1 to 7 1 200.00 7
SURJANI TOWN 4A SR-25 to 30 A 250.00 6 2,300.00(Scheme 41) 48 - S-112 to 114 L 401.85 3
The plots will be auctioned on general terms & conditions of allotment.
Some of the important terms & conditions of allotment to be noted by the bidders(whlle giving bids) are as under-
61
e Lease hold rights will be for 99 (ninety nine) years.
* Successful bidders shall have to deposit 25% of the total cost of the land on the fall of hammer through cash or
Pay Order/Demand Draft.
* GPC / Clinic Plots are only for Regd. Medical Practitioners.
* Actual area of the plot wil be determined by actual demarcation and measurement.
" The successful bidder(s) shall have to pay advance tax 0 3% under sectIon 50(7A) of the Income Tax
Ordnance, 1979.
* KDA reserves the right to reject any bid/offer without assigning any reason during or after the auction.
For detals, contact Additional Director (Commercial Cell) KDA, 3rd Floor Civic Centre, Karachi.
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Housing has become a serious problem
MOBARIK VIRK
ISLAMABAD, May 21: With
rapid increase in urban popula-
tion housing has become a seri-
otis problem over the years and
the nationwide backlog has ac-
cumulated to a substantial 7 mil-
lion housing units. According to
the Pakistan Economic Survey
the urban population has almost
doubled between 1981 to 1993 as
it increased from 23.6 million in
1981 to 40.8 million in 1993.
This has turned the cities con-
gested and created a crisis-like
housing shortage in the urban
areas. It contributed towards an
unprecedented increase in the
prices of property as well as the
rents. A boom has been registered
in real estate investment by the
private sector. Accordi to astudy carried out by the NT A, in
1991-92 the private sector con-
tributed Rs 170 billion while the
public sector contributed only Rs
6 billion.
When contacted the director-
general of the National Houg
Authority (NHA), qbl Ahume
said that at the time the housing
census was conducted the back-
lg was 6.25 milion housing units
which has now reached 7 million
units. He said that the current de-
inand is 0.58 million units every
year whereas the annual produc-
tion stands at 0.43 million unit,
thus adding 0.15 million units to
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the backlog each year..Out of the more difficult. Present land acqui-
exiting housing units as many as sition procedures make it ex-
..2 Million are over 44 years old tremely difficult to acquire land
which need to be replaced as well. because the existing land policies
It was observed according to are neither transparent nor mar-
the housing census conducted by kct oriented.
the government that "as a conse-
ence of shortage of housing, A report prepared by the
sIurns and katchi abadis have Ministry of Housimg and Works
sprung up in and around major said that financing is a major con-
urban centres. If no measures are straint iii housing production and
taken it is estimated that 50 per iiiaiteiiance. "Only 27 per cent
cent of the urban population of housing finance is contributed
would live in slums, squatter set- by formsl sector while the re-
tlements and katchi abadis by the maining 73 per cent comes from
year 2000." personal savings, private borrow-
The DG, NHA pointed out ings and informa sources. Taxa-
that land scarcity, specially in ur- non structure and rent restriction
ban areas where the need is' laws are other deterrents and
greatest, has made the things even! banks, insurance companics and
other fmancial institutiois do not
find hsousing an attractive propo-
sition, the report said.
A 14-point National Housing
Policy (NHP) was approved by
the Federal Cabinet in February
1992 which accorded housing as
the highest priority sector in the
national development plans.
Other points in the NHP were: to
accelerate housing production in
urban and rural areas with major
emphasis on low income groups,
the poor and needy; to make
available suitably located land at
affordable prices for various tar-
get groups especially low income
group; to develop effective strate-
gies for preventing formation of
slums, katchi abadis, unauthorised
constructions, encroachments
and shanty dwelling units and to
improve the existing ones; to
mobilise resources for housing
through personal savings and
other nstruments; to ensure ef-
fective implementation of the
housing programmes, promote
nation-wide use of locally deve-
loped materials and construction
techniques, undertake action
oriented research in all aspects of
housing problem and to foster the
minimisation of cost and rent; to
develop institutional and legal
framework in pursuance of its
guidelines; to maintain and en-
hance the character, quality and
environment of the existing
residential areas; to provide poli-
cy package for effective institu-
tional and fiscal and monetary
measures in keeping with the na-
tional objectives and
programmes; to evolve the role of
the government as a catalyst in
development of effective land
policy, financial policy, improve-
ment of katchi abadis and slums,
research and devclopmcnt and in-
stitutional development; the role
of the government in housing
shall primarily be to provide sites
and services, credit, to ensure
availability of building materials
and to promote housing finance
institutions whereas actual cot-
struction of housing shall gener-
ally be left to the p'rivate sector;
greater emphasis shall be laid on
affordability, personal savings,
selfhlip and cost recovery.
Improvements and rehabilita-
tion of the existing housing stock
shall receive priority attention of
the government alongside new
housing to promote inter-sectoral
coordination within the frame-
work of rational urban, regional
plans and settlement patterns and
to develop new strategies and un-
dertake revision of the policy
from time to time to cope with
the emerging housing needs and
problems in the country.
In 1994, the Prime Minister
directed to prepare an 'Action
Plan' for the construction of at
least 100,000 housing units annu-
ally on a crash programme basis,
especially keeping in view the
needs of(i) labour, (ii) poor and
the needy and (iii) government
employees. Under that plan Rs
100 million were placed with the
NHA in 1992 which, according to
a report, remained unutilised till
September, 1994. The present po-
sition of the funds made available
was not clear.
The DG NHA said that a nun-
ber of housing projects are being
undertaken or under construction
in the major cities of the country
but conceded that the pace of
work is slow, mostly because of
the financial constraints.
MUSLIM. 22 May 1996
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CDA to sell
plots to
generate
funds
By Our Correspondent
ISLAMABAD, March 19: The
Capital Development Authority
(CDA) has decided to auction resi-
dential, commercial and other plots
in the different residential sectors
of the capital to generate funds for
undertaking various projects.
The auction will take place at
the Fire Brigade building,
Khayaban-i-Suhrawardy, G-7/1,
from April 5 to 8. The CDA has
made it clear that no question as to
the source of funds would be asked
from the buyers of the plots, as
decided by the federal govern-
ment.
Following are the list of plots for
auction:
- Residential plots have been
offered for auction to the interest-
ed people/ parties in sectors F-11, I-
10, G-10 and 1-16
- Commercial plots will be sold
in Markaz I-10 (class 3 shopping
centres), F-7, G-8, 1-8, G-7, F-11, and
Chak Shahzad
- Industrial and training centres
in G-10 and Markaz F-10 will be
auctioned. Site for luxury and
economy flats are available in G-11
and Markaz F-10
- Industrial plots for auction are
located in 1-9, 1-10, and Kahuta
Triangle
- Agrofarming plots are located
at Murree Road and Kahuta Road
- Specialized large-scale private
hospitals in H-11, petrol pump and
CNG station in Markaz G-8, I&T
centre in G-10, and flying coach
stand in sector G-6 will be auc-
tioned.
DAWN. 20 MARCH 1999
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Builders urge
government to
enforce MCA orders
LAHORE: Builders and developers of construction
projects have urged the government either to enforce orders
of the Monopoly Control Authority on the cement manufac-
turers for lowering cement prices or allow imports from In-
dia where some manufacturers have offered cement bag at
Rs 90.
This was stated at a press conference of the Association
of Builders and Developers (ABAD), Lahore, by its Presi-
dent Muhammad Arshad.
He said the development pace of a nation is judged by the
number of houses constructed during a year. The construc-
tion business which, he added, was already under pressure
has been badly jolted by the abrupt increase in cement prices.
He said average man had been badly hit by the increase. The
consumption of cement in 2,500 square feet house, he con-
tinued, is 670 bags. The cost of such houses increased by Rs
67,000 in an overnight due to the increase of Rs 100 per ce-
ment bag, he said. He urged the government to reduce the
duties on cement if the reduction in cement rates is viable for
the manufacturers. He demanded that rates of other construc-
tion materials should also be reduced. He specifically de-
manded reduction in steel rates. He said ever increasing du-
ties, registration charges and stamp duties on the transfer of
property are other impediments in the revival of construction
sector.
A member of ABAD, Jamshaid Rizvi, demanded of the gov-
ernment to lift ban on import of cement. This, he added, would
bring down the local cement rates as well. He claimed that he has
an offer of Rs 90 per bag from the Birla Cement of India.
THE CLIFTON TIMES. 21 - 27 March 1999
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Ilegal construction near Quaid's Mausoleum
0Warrants issued
against KICA officers
STAR REPORT builders who are corscrucdng illegal cona-ucdon of this mul-
The SDM (Jamshed an unauthorised structure at dstoreyed-flats structure which
Quarters), Adnan Qadir, has JM 150 in Jamshed Quarters is being built on a plot leased
issued warrants U/S 109/188 near Nishter Park. for a G*i residencial bungalow.
PPC for the arrest of three offi- Acting COB Badarus Salam Constuction proceeds in broad
cials of the Karachi Building Baig, DGB Fatah Sheikh, and daylight in direct connrvendon
Control Authority for aiding the concerned ACE were found of High Court orders and the
and abetting the illegal to be involved in the connuing Continuedanbackpe
Some oficers of de ICA have been arrested for conniance with die builder of dir iZegal sucare at M 150
nea Nihter Park 7e building stod at die ground floor level in December 1997 when die High Court ordered it
demolinon. Instead, the XBCA has allowed it to rise to the G + -floor.-STAR phom
Contiruedfrorn page 1
concerned officers, who are in
collusion with the builders,
have not taken the necessary
actions mandated by law.
It may be recalled that the I
former Chief Justice,
Wajihuddin Ahmed, on 2-12-97
disposed of 15 petitions filed by
concerned citizens against fif-
teen illegal multi-storeyed v
buildings being erected in the n
residential areas around the
Quaid's Mausoleum in Garden
East and Jamshed Quarters. He
directed the KBCA to proceed
in accordance with law (which
included eviction of illegal
occupants and demolition of
unauthorised construction)
against the offenders. JM 150
was one of the impugned struc-
tures covered by CP 1846/97.
The KBCA issued individual
Show-Cause notices under
SBCO '79 to the builders and a
prominent Final Show-Cause
Notice in the Press on 25.12.97.
They then proceeded to take
some "noora-kushti" type of
demolition action against the
5 buildings, and conducted a
olourful and controversial war
f correspondence with the
hen DC (East), Mohammad
Hussain Syed, who termed the
KBCA's pretences and efforts
a joke". Virtually nothing was
one by the government to
mplement the orders of the
High Court, and the builders
were allowed to repair the
minor damages caused by the
KBCA and to proceed at full-
peed with the illegal construc-
ion and occupation. Contempt
of Court applications filed by
the citizens in these cases con-
tinue to remain unheard and
unresolved to date,- thus
encouraging the builders' mafia
and their parters in the KBCA
to carry out more illegalities.
The citizens feel that the
concerned KBCA officials must
be severely taken to task for
their involvement in illegal
construction throughout the
city of Karachi if the situation
is to show any improvement at
THE STAR. 18 March 1999
208
PRESS CLIPPINGS
Monumental proof
ONE is frequently accost
ed by assorted namby-pam
bys who, though they may
be hefty hulks, are afraid ol
their own shadows. After
looking over their left shoul-
der, then their right, they
ask "Mulk ko kia horaha
hai?" What is to be done?
No investment, no business,
corruption everywhere.
What will become of
Karachi? How will we live
here? What will become of
us all?
They are told that there are only
two things they can do: stand up
and fight the corruption and evil; or
moan and groan, wallow in pity for
their plight and that of the country,
and then die of frustration. The
usual answer is that they neither
have the strength nor the ability to
stand up and be counted. That
being the case, the next suggestion
is that they remain safely in the
background and discreetly give of
their time or money to further the
fight for the betterment of
Karachi's environment by support.
ing some non-profit organization. At
this stage they sidle away, never to
be heard from again.
The authorities concerned with
the planning and development of
the city, and with the control of
buildings - the KDA, the KBCA,
the KMC, and all the Cantonment
Boards - are riddled through and
through with corrupt officers and
men. More often than not, the con-
cerned departments of the
Government of Sindh, Housing &
Town Planning and Local Bodies
which control these authorities, are
headed by corrupt ministers and
secretanes.
The corrupt have no fear, for they
know that even if they are
entrapped and an enquiry held and
they are found to be guilty and sus-
pended, they will soon walk back,
or walk into an even better job. It is
indeed difficult to fight and win.
Case in point : To appease public
clamour, the corrupt and now
absconding former PPP Chief
Minister of Sindh, Abdullah Shah,
suspended 29 officers of the
Karachi Building Control Authority
(KBCA) and appointed the then
Secretary of Local Government,
Nur Ahmad Shah, to hold an
enquiry into their conduct.
Nur Ahmad 's integrity is beyond
question. By the time he had com-
pleted his enquiry, the PPP govern-
ment and Abdullah Shah had been
shot out. His report was submitted
to Mumtaz Bhutto's caretaker gov-
ernment. Fourteen were acquitted
for want of sufficient evidence and
fifteen dealt with thus:
"Highrises are not raised
overnight in a manner which would
escape the notice of the accused
officials, nor can they remain con-
cealed. Their mushroom and ill-
planned growth bears testimony to
the KBCA's impotence. The proof of
the inefficiency and ineptitude and
dereliction of duty of the officials of
the KBCA is literally monumental.
The accused officials are squarely
responsible and it is due to either
their criminal negligence and their
dereliction in the performance of
their duties, or to their complicity
in the matters involved. In either
case, they are liable for punishment
under the E&D Rules. Keeping in
view the gravity of the menace and
its ramifications, determined and
deterrent action is the only answer.
I would therefore suggest the impo-
sition of a major penalty on the fol-
lowing accused officials : Akhtar
Iqbal Usmani, Zaidiul Wasti, Rauf
Akhtar Farooqui, Iqbal Aziz, Kazi
Mumtaz Iqbal, Arshad Jamal,
Sultan Mohammed Zuberi,
Mohammed Bux Qasmi, Anwar
Kamal Karmi, Khwaja Badi-uz-
Zaman, Munawar Azam,
Mohammed Ali Qaimkhani, Iqbal-
ur-Rahman, Abdul Waheed, Abdul
Sattar Pasha."
Come the equally corrupt
PMLMQM government and on May
12 1997, fourteen of the guilty fif-
teen, the exception being Rauf
Akhtar Farooqui, were reinstated in
their oriinal positions.
Come Governor's rule and (don't
fall off your chairs), Secretary of
Housing and Town Planning Faisal
Saud, backed by Chief Secretary
Salik Nazir, recommended that
Farooqui be elevated and appoint-
ed as Director General of the Malir
Development Authority. This has
been done.
But all is not lost. The corrupt
reinstated, possibly now more cor-
rupt than ever, are once again
being investigated. There is some
hope that the people may yet gain.
Now to a manifested gain. Good
Chief Justice of Sindh Kamal
Mansoor Alam, realiring the lack of
confidence in the courts and the
frustration of the citizens of this
city who have filed petitions against
illegal constructions, the desecra-
tion of parks and open spaces, has
appointed a 'Green Bench' compris-
ing two fearless judges, Justices
Rana Baghwandas and Sabihuddin t
Ahmad. He has ordered it to sit on-
one day each week to hear cases
involving the environment. This
bench has successfully and expedi-
tiously dispensed justice. But the
builders mafia is very powerful, and
being exceedingly wealthy have
organized a band of lawyers, all
highly crafty at devising devious
means. Their aim is to have their
cases transferred away from the
'Green Bench' by appointing
amongst their panel a man who has
been associated with one of the two
'Green' judges, thus hoping to force
him to declare 'Not before me.'
This aspect has now been dealt
with by the Bench by its order of
March 12 1999 (CP-103/99), the rele-
vant portion of which reads: "Mr
Naimur Rahman [the citizens/peti-
tioners' counsel] has drawn our
attention to the following observa-
tions of the Honourable Supreme
Court in the case of Federation of
Pakistan-vs-Muhammad Akram
Shaikh (PLD 1989 SC 689) which
reads as under: 'It may however, be
mentioned that there can be excep-
tions to this practice. A judge can
always distinguish cases where any
of the parties is resorting to a
device, with an ulterior motive, so
as to prevent him from sitting on
the Bench dealing with a particular
case, for example by engaging a
counsel who is barred from appear-
ing before him. He may not disqual-
ify himself in such cases'."
In CP 103/99, the two 'Green'
judges found that "Mr Zia
Makhdoom appears to have been
brought for the purpose of getting
this case transferred to another
Bench," and decided to hear the
petition.
In another case, the 'Green
Bench' has unequivocally ordered
the complete demolition of an unau-
thonsed structure being erected on
Plot GRE 395/3 in Garden East. For
four years, the citizens of the area
actively and volubly protested
against the construction of a base-
ment-plus-ground-plus-five storeys
building covering the entire plot,
quite contrary to the approved plan
permitting only the construction of
ground-plus-one covering only one-
third of the plot. In 1995, in collu-
sion with some corrupt KBCA offi-
cials, the owners/builders filed a
cover-up suit in the lower courts,
and obtained a status quo order
under cover of which they proceed-
ed to excavate and construct the
illegal basement and additional
floors.
The citizens protested relentless-
ly and at the end of the year the
government was forced to seal the
project. The owners/builders then
went to the High Court, filed two
frivolous suits, again obtaining sta.
us quo orders restraining the
KBCA from taking any action
against them, and again resumed
:onstruction.
In mid-1997, the citizens and the
NGO, SHEHRU, went to court (CP.
297/97), represented by Barrister
Mohammed Gilbert Naim-ur-
Rahman, and in December the sta-
us quo order was vacated. Finally,
By Ardeshir Cowasjee
this month, the Green Bench has
ordered demolition and on March
15, the KBCA, unable to wriggle out
of this one, began demolishing the
offending structure. But, for reasons
which the KBCA is unable to
explain, the demolition process was
suspended after two days. The
harassed citizens are not letting go,
they are pressing on and will proba-
bly have to file contempt proceed.
ings.
Quite a few buildings, subjects of
on-going litigation in the courts, are
likely to be demolished on court
orders. However, there are builders
who hastily construct and sell to an
unsuspecting naive public uncom-
pleted shops, offices, apartments,
etc without informing them that
there are cases pending in the
courts and without showing them
the interim court orders in the field.
Two such cases are Glass Towers
near the Clifton Bridge and The
Plaza at the Do Talwar Clifton
roundabout. The committee
appointed to oversee the function-
ing of the KBCA has moved to make
it obligatory upon the Authority to
inform the public of the status of lit-
igation in such cases.
Governor Moinuddin Haider has
done much to help better the envi-
ronment of Karachi. He has renoti-
fied the Oversee Committee of the
KBCA, giving it more teeth. He has
reconstituted the dormant govern.
ing body of the KDA making it peo-
ple-representative, appointing
thereon a civil servant, a truly civil
man in the true sense of the word,
Tasneem Ahmad Siddiqui, who
chose to move away from the post
of Chef Secretary of Sindh and
remain in charge of the 'kachchi
abadis' where he can and is doing
good for the poor.
DAWN. 21 March 1999
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An unaathened bulding cOUng up. in conbWknfnn of the high ourn's Wnics, On Raja Ghamtnfar Ali Read in
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Palia House in Sadar
I11egal buiding
replacing demolished.
heritage structure
STAR REPORT
In blatant violation of th
restraining order given by t
divisional bench of the hig
court of Sindh in CP 1750/9
the owners/builders, Abdi
nadir and Maqsood Ahmed. a
Continued from page 1
the Sindh Cultural Heritag
(Preservation) Act '94 on 7-!
96. Earlier. the owner had cottrived with the KBCA to hav
the building declared as dan
gerous so that the tenant
could be evicted. When a)
attempt was made to obtai
formal demolition permissioi
from KDA, this was not grant
ed as the Sindh Department o
Culture examined the buildin
in March 1997 and reported
that "the building was in gooc
shape and was in no danger o
collapsing."
On 19-6-97, the KBCA wrote
a noora-kushti warning tc
Abdul Qadir telling him "it
has been observed during the
inspection that you are carry
ing out unauthorised demoli.
tion of the building... you are
aware of the fact that the
building has been declared
historic by the Heritage
Foundation and cannot be
demolished without the NOC
of the Sports. Culture and
Tourism Department,
Government of Sindh."
The KBCA notice also
directed him under the law to
stop demolition activities, and
a reminder was sent on 3.7-97.
Copies of these'letters were
also sent to the SDMf Preedy
and SHO Artillery Maidan PS.
The owners. after paying off
all the concerned Sindh
Government officials who
were fully aware of what was
going on in broad daylight,
completed the demolition in
mid-July 1997. claiming that
the building had "collapsed"
overnight. The public and the
press created a huge hue-and-
proceeding at full speed with
te the construction of the struc-
ie ture at Plot 29/SB-6, Sadar
th Bazar Quarters on Raja
. Ghazzanfar Ali Road (formerly
a) Somerset Street).
re It may be recalled that the
cry and the government had to
make the right "noises" to
e show that they were doing
). their duty.
I. Criminal prosecution cases
e were filed in September 1997
tunder the Cultural Heritage
s(Preservation) Act '94 by the
mSindh Culture Department
,and under SBCO '79 by the
-i CCA in the court of the ADIM
:(South). These crininal cases
fwere quashed by the high
court in Marchi 1998 essential-
i ly because the government, in
i collusion with the oseners, did
not prosecute the cases prop-
erly and did not assist the
icourt in obtaining the com-
1plete fats and details. The
"noora-kusbti" had been car-
nied out succesfuilly.
Very interestingly, while
the above drama was being
enacted, and even before the g
protected building allegedly a
"collapsed", the owners,a
Abdul Qadir and Maquond t
Ahmed, had on 25.-97 submit-
ted an application to the
KBCA for approval of a new
basement - G 4 floor build- h
log on the plot. The ICECA t]
issued a challan for scrutiny Ia
fees, which was promptly paid. f
None of these facts was b
brought to the attention of the A
high court, as they would have b
tended to show the pre-medi- e
tattoo and malafides of the ar
owners and the KBCA.
As a number of concerned i
citizens and NGOs had regis- at
tered their protests about this ci
collusive mishandling of d.
Heritige Building issues and hi
cases (another protected struc- at
turn on the same street. st
'Olympia Building" at Plot is
8111, SB--) had also been crussi- al
beautiful old structure, "Palia
House," that existed from
before the turn of the century
and housed the famous
Lawrence Bakery, was notified
as Protected Heritage under
Contiued on back nae
nally demolished shortly after
"Palia House" and no punitive
action has been taken to date),
the connivmsg government offi.
cials were having difficulty in
processing the matters fur-
ther.
In November 1998, without
obtainung KBCA's approval of
the submitted plan, the own-
ers started construction on the
site and immediately filed a
petition in the high court
against the statutory agency.
In contravention of the
restraining order given by
Justices Rana Bhagwandas
and Sabihuddin Ahmed, the
owners. in collusion with the
KBCA and District
Administration (Karachi
South), are proceeding at
breakneck speed with the ille-
gal construction. They are dan-
gerously casting one floor
after another without even
allowing the cement-concrete
o cure properly- this time the
udding on the plot may really
collapse."
The KBCA should already
ave informed the high court
hat its orders were being vio-
ated and should have asked
or the under-construction
uilding to be attached.
.dditionallv- they can seal the
uilding themselves. and pros-
cute the illegal builders,
rchitect and engineer.
Rapidly escalating greed in
he builders' mafia. KBCA,
nd other government agen-
es is slowly but surely
estroying the culture and
uilt enironment of this city
nd creating civic and infra-
ructural problems that
ture generations will not be
ble to cope with.
THE STAR. 9 Feb. 1999
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"Fazal Manzil" imperilled
Builders mafia &
collapse of heritage
STAR REPORT
The builders' and land mafia
of Karachi have no love for the
built environment or the cultur-
al heritage of this city.
In Sadar area alone, two noti-
fied "protected" buildings have
'collapsed' in the recent past.
They are "Olympia Building"
at Plot 81/1/SB-4 and "Palia
House" at Plot 29/SB-6, both on
Raja Ghazanfar Ali Road.
The latter was the subject of
an expose in the STAR of the 9-
2-99, which gave detailed infor-
mation on the illegal structure
that was being hurriedly con-
ildmng
structed on the plot of the
demolished heritage structure.
As a result of this news item the
KBCA sealed the project.
It is now learnt that the
builders of the unauthorised
building on the Palia House plot
are in the process of acquiring
another protected heritage
structure that was notified in
1995, "Fazal Manzil" at Plot
31/SB-6 on Parr Street, to con-
vert it into a multi-storied jew-
ellers' market. It is anticipated
that this building too will meet
the late of "Pala House" and
"Olympia Building" and "col-
lapse" overnight. It is the duty
of the Culture Ministry, the
KBCA, and the local district.
Administration to guard
against such destruction of our
cultural heritage, and we look
forward to a good job being
done.
It is also learnt that the
builders are surreptitiously
using a rear access through
"Fazal Manzil" to access the
sealed (without any approved
plan) building on the "Palia
House" plot so that they can
continue with their illegal fin-
ishing work.
Notfied heritage bulding Fa:al Manil" on Parr Street in Sadar that may soon be ilegay demolished to be replaced
hva muih-storeved ipee'r's mnnrept Uinitr, of rulltre ,ri arRrA need to monitor the hniifino -TA R '.hnt
THE STAR. 16 March 1999
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Illegal structure on Shahrah-i-Faisal
Pro bono publico
petition in high court
against 'Fortune Towers'
B7__UY E RS BBW A I
STAR REPORT
Mr Ardeshir Cowasjee,
Shehri: Citizens for a Better
Environment, and eight citizens
of Karachi have filed a constitu-
tional petition in the high court
of Sindh asking the court to
direct KBCA to take lawful
action against the unauthorised
structure that is being danger-
ously and fraudulently erected
on plot 43-1-A/6, PECHS on the
corner of Shahrah-i-Faisal and
Razi Road.
The petitioners have brought
to the attention of the court
that the illegal builders,
Mohammad Usman, slo Mr
Farooq, Abdul Razaak and
Abdul Rauf s/o Rehmatullah,
have, in collusion with KBCA,
district administration, and
other government agencies,
been grossly misusing the
process of the court in suits
885/98 and 1956/98.
Their contention is that the
residential plot has been ille-
gally commercialised and that
the approved plan for an office
building is consequently
against the law. Furthermore,
the builder has violated the
approved (albeit illegal) plan
by constructing excess area and
contravening building regula.
tions and SBCO '79 that provide
for proof-vetted seismic struc-
tural designs against earth-
quake failures in high-rise
buildings.
In spite of the illegal struc-
ture being sealed twice by
KBCA (9-7-98 and 17-8-98), and
FIR No. 562/98 being lodged at
Ferozabad P.S. against seal-
tampering, and mumerous com-
plaints by citizens to the gover-
nor, ministers, chief secretary,
commissioner, secretary H&TP,
DC (East), DG (KDA), and all
the powers-that-be, the con-
struction proceeds day and
night.
The petitioners have alleged
that illegally constructed space
is being fraudulently sold to
the public and an illicit profit
of Rs 931 million is being
shared by the builders with the
statutory agencies and the law-
upholding institutions to look
the other way. They have also
informed the court that this
consortium of builders con-
structed the adjacent illegal
"Fortune Centre" (3 illegal
extra floors, 235% excess built-
up area) where they have their
offices and the offices of other
supporters of the builders'
mafia.
The petitioners have also
submitted an amazing
"Chronology of the Illegal
Building" listing the entire
noora-kushti that has gone on
over the past year, supported
with copies of incriminating
documents and letters.
Included among the plaint
annexures are exposes by
The STAR on 12-9-98, 28-10.
98 and 1-12-98, and a pathet-
ic letter of excuse/justifica-
tion that was written to The
STAR by the DC (East) on
28-10-98.
The petitioners have shown
that this is not the only bla-
tantly illegal structure that is
coming up on Shahrah-i-Faisal:
the KBCA in a public warning
in the press on 1-9-98 listed
twenty-six other illegal build.
ings. Such an advertisement
could not possibly appear in
the newspapers of any
civilised country: in Pakistan,
however, it is not considered
unusual.
Shamelessly, the KBCA
states "... the unauthorised con-
struction is potentially danger-
ous as they are being built
without an approved plan,
have nr been properly super-
vised by a KBCA licensed
architect/engineer. They are
being constructed in violation
of the earthquake resistance
design."
Some of these structures
have been complete/occupied
for years, some are under par-
tial occupation/finishing, and
many are still under construc-
tion. In an interview given to
the press on 18-10-98, the
CCOB of KBCA threw the
responsibility of the continu-
ing illegal construction at all
the buildings on Shahrah-i-
Faisal squarely on the shoul-
ders of the courts. le stated
that "... the main obstacle is
the prolonged trials. What
happens mostly is whenever
we initiate action, the
involved builders move the
courts of law and obtained sta-
tus quo orders that once again
enable them to continue
work."
When questioned what the
KBCA was doing to carry out its
mandate, the CCOB showed his
tttter "helplessness" by saying
"the builders have obtained
stay orders and thus work on
most of these projects was still
under progress."
The petitioners have submit.
ted to the court that there is a
major flaw in the public per.
ception of illegal construction.
It is generally perceived that
unauthorised construction only
means extra number of floors.
This implication is absolutely
incorrect - and the builders'
mafia takes full advantage of
this flawed perception in order
to violate the law, confuse the
courts, and get away with their
crimes.
The builder of "Fortune
Towers" initially had G + 12
Continued on back page
Bank Alfakh branch being comnerted on the groandfloor ofte seald unauthorised sructre.-STARphioe
Pro bono publico petition in high
court against 'Fortune Towers'
Cntinedfront pvge I
floors approved with about
113,068 sft of built-up area.
Then he greedily obtained a
revised approval for G + 16
floors with the same 113,068 sft
of built-up area (in keeping
with the plot-ratio of 1:4).
But, while constructing, he is
filing up all the "open spaces"
on each of the floors. It has
been estimated by the petition-
ers that the completed illegal
building will have a built-up
area of 364,826 sft, i.e., over
three times the approved area
(plot-ratio of 1:12.9).
The petitioners have provid-
ed a chart to illustrate the
impact of these excess illegally
approved/constructed areas
and the pressure that they will
generate in terms of extra pop-
ulation, extra parking places
required, extra electricity,
extra water/sewerage, etc:
while the court has restrained
the KBCA from taking action
tinder law against G + 16 floor
building No. II (owing to the
false and confusing claims
made by the builder), it would
not have restrained the KBCA
from taking action against G +
55 floor building No. III. But,
building No. II (G + 16) and
building No. III (G + 55) actual-
ly have the same amount of ille-
gal built-up area (and conse-
quently, populations, electrici-
ty/wa ter/sewerage/parking
requirements, etc.)
The petitioners have stated
that if this tendency is
allowed to proceed unchecked
and the builders' mafia and
KBCA are not made to realise
that the court is aware of their
game plan, the builders will
exploit the situation even fur-
ther.
In future, they will have
plans approved where the
Original
Allotment
Plot Ratio
Built-up/useable area
Electricity required
Water/sewerage reqd.
Building population
Cars to be parked
They have stated that the
lives of the existing residents
and neighbours will become
more miserable, and the nega-
tive effect of this monstrosity
on the built environment of this
city hoggles the imagination.
The petitioners have also
submitted a comparative per-
spective sketch and chart:
1:0.67
18,845 sft
40 kW
1,500 gal/day
20 persons
2- 4 cars
The Divisional "Green"
Bench dealing with KBCA
cases, comprising Mr Justice
Rana Bhagwandas and Mr
Justice Sabihuddin Ahmed, on
29-1-99 ordered notice to be
served on all the respondents,
and the Attorney General and
Advocate-General for 19-2-99.
In the meanwhile, it has direct-
ed inspection of the impugned
building by the Pakistan
Council of Architects & Town
Planners (PCATP), a statutory
body under Ordinance X of
1983.
It may also be of interest to
note that Bank Alfalah has
taken up premises in the sealed
illegal building and is in the
process of carrying out the inte-
rior decoration of the branch.
Shehri: CBE has written to Mr
Pervaiz Shahid, the CEO of the
bank, on a couple of occasions
informing him of the illegali-
ties.
Illegal KBCA Actual/fllegal
Approval I Construction
1:4
113,068
1000 k
11,250gal
900 pers
150 car
built-up area allowed under
law is spread over 100 floors
(with 1% of the allowable area
on each floor). The builders
will then cover the entire plot
area on each of the 100 floors,
and misuse the court's percep-
tions and orders to "shield"
their criminal actions in con-
structing grossly oversized
1:12.9
sft 364,826 sft
W 3500 kW
/day 36,250 gal/day
ons 2900 persons
-s S cars
It is understood that KBCA
and the district administration
have been instructed by the
chief secretary to proceed
against the bank and their con-
tractors, under SBCO '79 and
other laws, for entering and
occupying without the manda-
tory KBCA Completion/
Occupancy Certificate and for
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-omwnne iowem, on me corner of Kan 10aa ani nama -inias neawvsay Wre. ine A LA anaw Loca
adrninisradon arefighng an amaing "noera-kush" to help daw ilegal build.-STAR phoo
Building No. 1
G+16 floors
113,068 sft
Building No. 2
G+16 floors
364,826 sift
Building No. I Building No. 11 Building No. II
KBCA approved
G +16
113,068 sft
Illegal, being
constructed "under
cover" of court orders
G + 16
364,826 sft
and have tried to show that buildings.
Alternative illegal,
which the Court would
definitely not allow
G+ 55
364,826,826 sft
seal-tampering.
THE STAR. 22 March 1999
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G+55 floors
364,826 sft
Building Type
Floors
Built-up/
useable area
